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NORTHWOODS MALL TIF DISTRICT
REDEVELOPMENT PROJECT PLAN, AREA & PROJECTS

One of the most effective, locally controlled economic development tools available to municipalities in Illinois
is Tax Increment Financing (“TIF”).

The Mayor and City Council of the City of Peoria, Peoria County, Illinois, have concluded that it is in the best
interest of the City and that the citizens of Peoria will benefit by the establishment of the Northwoods Mall
Tax Increment Financing (TIF) District.

Pursuant to the Tax Increment Allocation Redevelopment Act (65 ILCS 5/11-74.4 ¢t. seq.), this document sets
forth a comprehensive and detailed description of the uses, structure, and potential impacts of implementing
this TIF District Redevelopment Plan, Area & Projects in Peoria, Illinois.

The City of Peoria has undertaken an effort to design this Tax Increment Financing (TIF) Redevelopment Plan
and Projects (the “Plan”) for the proposed Northwoods Mall Tax Increment Financing (TIF) District
Redevelopment Project Area (the “Area” as illustrated in Exhibit “1” and further described in Exhibit “2”). The
Area includes numerous sites for which TIF may be used to further encourage the redevelopment of
underutilized and/or distressed commercial and residential properties, as well as to retain and expand
commercial employers within the Peoria community.

© 2026 Jacob & Klein, Ltd. and The Economic Development Group, Ltd.

All rights reserved.

Jacob & Klein, Ltd. and The Economic Development Group, Ltd., gratefully acknowledge assistance from Peoria County
and the City of Peoria government officials, business leaders and residents who contributed time and assistance to the
preparation of the Northwoods Mall TIF District Redevelopment Project Area, Plan and Projects.

Additional information about Tax Increment Financing may be obtained by contacting Jacob & Klein, Ltd. and The
Economic Development Group, Ltd., 1701 Clearwater Avenue, Bloomington, IL 61704 (Ph: 309/664-7777). Specific
inquiries about the Northwoods Mall TIF District should be directed to Mr. Patrick Urich, City Manager, 419 Fulton St.
Ste. 207, Peoria, IL 61602 (Ph: 309-494-8524).

This document is formatted for duplex printing.
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CITY OF PEORIA, ILLINOIS

NORTHWOODS MALL

TAX INCREMENT FINANCING (TIF) DISTRICT
REDEVELOPMENT PLAN, AREA & PROJECTS

SECTION I.

INTRODUCTION

The City of Peoria, Illinois (pop. 113,150,
the “City”) is an Illinois Home-Rule
Municipality —and the 3"  largest
metropolitan area within the State of
Illinois (Figure “1*).

The City is undertaking an effort to design
this tax increment financing (TIF)
redevelopment plan and projects (the
“Plan”) for the proposed Northwoods Mall
Tax  Increment Financing (T1F)  District
Redevelopment Project Area (the “Area”). The
Area consists of multiple commercial
properties located along and adjacent to I-
74 on the south, Brandywine Ave. on the
east, Glen Ave. on the north and areas
west of Sterling Ave. as illustrated in
Exhibit “1” and further described in
Exhibit “2.”

This Redevelopment Plan represents an
essential part of the City’s continuing
efforts to retain and expand commercial,
retail and commercial-residential facilities
and employers within the Peoria
community. Without tax increment
financing, the City believes economic
stagnation is anticipated to continue and
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Figure 1. The Central Ilinois City of Peoria has a population of 113,150 and is

located along the banks of the 1llinois River.

the City will be at a competitive disadvantage for attracting new private investment to the Area.
Avoiding further economic decline and reinvigorating the socioeconomic characteristics of
DewntownPeeoria the Area are among the several goals and objectives for this TIF Redevelopment

Plan.

The City has concluded that absent an influx of new private investment within the Area, and
additional, substantial improvements to public facilities, continued deterioration of real property and
related amenities is likely to occur and will impair the future value of private investments throughout
DewntownPeeria-the Area, as well as hinder the sound growth and tax base of all affected taxing
districts. Pursuant to the Tax Increment Allocation Act (65 ILCS 11/74.4 et. seq., and the “Act”), this
Redevelopment Plan is intended to promote and protect the health, safety, morals, and welfare of the
public, address blighting conditions as defined in the Act, and institute conservation measures that

will aid the City’s ongoing efforts to achieve the following long-term outcomes:

(ORAFT COPY) Northwoods Mall TIF District Redevelopment Plan / Page 1



the removal and alleviation of adverse or deteriorated conditions impeding economic growth;
the restoration and enhancement of the tax base of the overlapping taxing districts by
undertaking a series of public and private redevelopment projects within the designated
Redevelopment Project Area;

e more effective retention and expansion of existing firms and offer more residential options
within the Area and nearby historic Downtown Peoria, and thereby further strengthen existing
small businesses, and stimulate economic growth for local employers;

e oreater capacity for inviting more private investment to occur that will introduce new
commercial, retail, and commercial-residential development to the Area;

e the creation of new employment opportunities; and

e new and expanding commercial retail development that will generate new sales tax revenues
for the State of Illinois, Peoria County, the City of Peoria, and area school districts.

SECTION II. CURRENT TRENDS AND CONDITIONS

Major Employment Base

Peoria is host to Bradley University, the National Center for Agricultural Utilization Research, tertiary
medical facilities serving central Illinois, and numerous large firms such as Caterpillar (the world’s
leading manufacturer of construction and mining equipment, diesel and natural gas engines, industrial
gas turbines, and diesel-electric locomotives), OSF Ministry (an integrated health system owned and
operated by The Sisters of the Third Order of St. Francis), Maui Jim (a premiere manufacturer of
premium, polarized sunglasses and related products), RLI (a specialty property and casualty insurance
and surety bond company), and others.'

Transportation Hub

Situated along the banks of the Illinois River, Peoria has a long history of being a major transportation
hub that is essential to the Central Illinois economy. Extending approximately 273 miles, the Illinois
River is a principal tributary of the Mississippi River along which local locks annually accommodate
more than 3 million tons of bulk barge-cargo passing through between the Great Lakes and the Gulf
of Mexico.

The Peoria area is served by three Interstate highways: I-74, which runs through the downtown area
to the northwest and connecting to 1-80; I-474, a southern bypass of 1-74 around the Peoria metro
area; and I-155, which extends south from 1-74 at Morton to I-55 at Lincoln, IL (see Figure 1). Illinois
Rt. 6, which extends northward from I-474 serves as a northwest bypass around the City of Peoria.
As of 2021, the average annual daily traffic count reported by the Illinois Department of
Transportation on Illinois Rt. 6 at Allen Rd. (Exit 5) was 19,800 vehicles.

Originating in 1935, the 3,500-acre Peoria International Airport hosts the longest runway and a 24-
hour FAA control tower in Illinois outside of Chicago and offers a dozen non-stop destinations on
three airlines. The Federal Aviation Administration (FAA) National Plan of Integrated Airport
Systems for 2017—2021 categorized Peoria International Airport as a non-hub primary commercial

! For more information online, visit http://growpeoria.com/about-peoria/.
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service facility. In 2019, Peoria International Airport set an all-time record high passenger count of
689,416 individuals who boarded or exited an aircraft in Peoria.

Peotia’s public transportation provider, Greater Peoria Mass Transit District/CityLink, celebrated its
50" Anniversary in 2020. CityLink currently operates more than 20 bus routes and over 1,000 bus
stops throughout portions of Peoria County and Tazewell County, Illinois, including one "intercity"
route between the main network and the nearby Pekin, Illinois network.

The Toledo, Peoria & Western Railway offers heavy industrial freight rail service to the Peoria area
and is located within 11 miles of 1-74 at Mapleton, IL. The greater Peoria area is an important
interchange point for coal trains and has developed into a major rail-to-barge and barge-to-rail transfer
point for bulk commodities. Peoria is however the largest metropolitan area in the state that currently
does not have passenger rail access. The last time passenger trains passed through Peoria was an
experimental Amtrak route in 1981. Amtrak passenger service is available in nearby Illinois
communities of Normal, Galesburg, Princeton, and Lincoln. As of late 2021, a multimillion-dollar
"pre-feasibility study" was included in the state's capital construction bill to further study potential
solutions for re-establishing passenger rail service in Peoria. Re-establishing active rail freight service
within the proposed Area to serve new and expanding manufacturing and other light industrial firms
is a significant objective of this Redevelopment Plan.

Population Trends

Rural Partners-Illinois, the State’s federally designated rural development council, recently published
a report relating to current trends occurring throughout rural areas.” The paper indicates several
conditions that rural communities should be aware of, such as:

“Population projections show that rural Illinois will face serious issues in the next decade and beyond, with
population declines, shrinking young population cohorts, and increasing proportions of elderly that may retire
and) or move out of lllinois, closing many small businesses that have provided essential services for many years.
This may result in loss of tax revenues needed to support infrastructure, education, and other services important
to maintaining local quality of life in some areas.”

The Rural Partners Report suggests that most rural Illinois counties can expect population declines in
the next 10 to 15 years. These trends appear to be evident within the Peoria and Peoria County area.

As reported by the U.S. Census Bureau, the City of Peoria’s population in 2020 was 113,150 residents.
The City’s 2020 population represents a -10.9% decline from Peoria’s highest population of 126,963
in 1970 and a decline of residents (-1.6%) since 2010 when the total population was 115,007 (see
Figure “2”below).

Likewise, Peoria County has experienced substantial population decline since 1970. As of the 2020
Census, Peoria County posted a total population of 181,830. This represents a loss of 18,636 residents
or a decline of -9.3% of the County’s population over the last 50 years. Most recently, the County
appears to have lost 4,664 residents, a decline of -2.5% of its population, since the previous Census in
2010(see Figure “3”below).

2 Source: A Briefing: Promise & Programs in Rural Illinois, Rural Partners-Illinois, 2020 as found online at:
https://ruralpartners.org/current-activities
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Figure 2. City of Peoria, 1llinois — Total Population by Census Year 1960-2020 (Sonrce: U.S. Census Burean).
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Figure 3. Peoria County, 1llinois — Total Population by Census Year 1960-2020 (Source: U.S. Census Burean,).

While the overall population loss is a concern, the City of Peoria has continued to represent more
than half of the County’s total population. As a percentage share of the Peoria County population, the
City of Peoria accounted for 63% of the County’s population in 1970; and still accounted for 62% of

the County’s population in 2020.

The median age of Peoria and Peoria County residents as of the 2021 American Community Survey
1-Year Census Estimate (Figure “4”)was 33.3 years and 38.6 years, respectively. The median age for
Illinois  (39.0 years) and the U.S. (38.8 years) were higher than both the City of Peoria and Peoria

County. An increasing median age — the point at
which half the population is older and half younger
— signifies an aging population that is often

. o . U.S.
attributable to outmigration of younger residents, linois
declining fertility rates and/or rising life Peoria C
expectancies. Although the total population within eoria County

City of Peoria

Median Age
2010 2021 Change
37.2 38.8 1.6
36.6 39.0 2.4
36.7 38.6 1.9
37.5 33.3 -4.2

the City of Peoria has been in decline, a decline in the
median age may offer some useful insight for
planning future economic development. Median age
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is useful in summarizing whether a population is aging. However, it is important to note that there
is more to understand with regard to the “age structure” than what the median age statistic alone can
provide, and the City of Peoria’s age profile warrants closer examination.

The City’s population structures as shown below for 2010 and 2021 illustrate the size of the age groups
and how they have changed over the last decade (see Figure “5™).

City of Peoria, lllinois Population Distribution by Age, 2010 City of Peoria, Illinois Population Distribution by Age, 2021
[Source: U.S. Census Bureau, American Community Survey 1-Year Estimates Data Profile) (Source: U.S. Census Bureau, American Community Survey 1-Year Estimates Data Profile)

Under 5 years 5.9% Under 5 years 7.6%
5to 9 years 9.2% 5to 9 years 6.7%
10 to 14 years 4.4% 10 to 14 years 6.8%
15 to 19 years 7.6% 15 to 19 years 1.7%
20 to 24 years 7.1% 20 to 24 years 8.5%
25 to 34 years 12.9% 25 to 34 years 14.9%
35 to 44 years 12.1% 35 to 44 years 12.7%
45 to 54 years 11.2% 45 to 54 years 12.3%
55 to 59 years 5.7% 55 to 59 years 5.4%
60 to 64 years 6.1% 60 to 64 years 4.0%
65 to 74 years 10.4% 65 to 74 years 6.2%
75 to 84 years 5.0% 75 to 84 years 3.7%
85 years and over 2.5% 85 years and over 3.5%

Figure 5. City of Peoria, 1llinois Population Distribution by Age, 2010 and 2021 (Source: U. S. Census Bureau, American Community Survey
1-Year Estimates Data Profiles).

For this analysis, the working age population is defined as those aged 15 to 64. This indicator measures
the share of the working age population within the total population. The change in the working age
population between 2010 and 2021 as illustrated above, suggests the City of Peoria has experienced a
fragile improvement in the number of working age population it may be able to rely on for attracting
and staffing an expanding commercial and industrial base.

Peoria’s working age population increased from approximately 62.6% of the total population in 2010
to 65.5% in 2021. This may be due to losses of population in smaller, nearby communities, some of
which may have shifted from those areas in search of jobs within Peoria’s larger employment base.
While this shift may present a brief opportunity for the City of Peoria to intensify and expand its
commercial and industrial development, the wider outmigration trend of residents leaving Illinois is a
long-term challenge for the City to overcome.

As reported by the Chicago Tribune in December of 2016,” U.S. Census Bureau data indicated that
Illinois had lost more residents than any other state for the third consecutive year, losing -37,508
people in 2016, which placed its population at the lowest it had been in nearly a decade. Citing recent
research undertaken by the Brookings Institution:

“Ullinois is among just eight states to lose residents, putting its population at 12,801,539 people, its lowest
since about 2009. Illinois' population first began to drop in 2014, when the state lost 11,961 people. That
number more than donbled in 2015, with a loss of 28,497 peaple, and further multiplied in 2016.”

* Marwa Eltagouri, Contact Reporter, “Illinois Loses More Residents in 2016 than Any Other State,” Chicago Tribune, December 21, 2016
(http://www.chicagotribune.com/news/local/breaking/ ct-illinois-population-decline-met-20161220-story.html).

4 Ibid.
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In December of 2021, the U.S. Census Bureau reported that
the population of the United States grew in the past year by
392,665, or just 0.1%. That was the first time since 1937 that
the U.S. population grew by fewer than one million people
and was the lowest numeric growth since at least 1900, when
the Census Bureau began tracking annual population
estimates. This low rate of growth for the U.S. is attributable
to decreased net international migration, decreased fertility,
and increased mortality due in part to the COVID-19
pandemic. Census demographer Kristie Wilder said in a
statement:

“Population growth has been slowing for years because of lower
birth rates and decreasing net international migration, all while
mortality rates are rising due to the aging of the nation’s
population. Now, with the impact of the COVID-19
pandenzic, this combination has resulted in a bistorically slow
pace of growth.”’

According to the same U.S. Census report, the population of
Illinois declined by about -113,776 in the year between July
2020 and July 2021. At that time, Illinois was one of just 20
states, plus the District of Columbia, that was reportedly
losing residents by domestic migration. Domestic (internal)
migration is the movement of people within the United States.
The largest net domestic migration gains in the U.S. during
that same period were in Florida (+220,890), Texas
(+170,307) and Arizona (+93,026). According to an annual
survey conducted by United Van Lines, the most popular
states where Illinois residents moved to in 2020 included
Florida, Texas, California, Arizona, Washington, and North
Carolina.’

The most common reasons the United Van Lines study cited
for why people moved from Illinois in 2020 was to seek a new
job, retire, and to be closer to family. The study indicated that
most of the people moving out of Illinois were 55 years of age
or older and had an annual income of $100,000 or more.
According to Michael A. Stoll, an economist and professor in

Was Illinois Population
Undercounted in 2020?

The official 2020 Decennial
Census estimated Illinois’
population to be 12,812,508
as of April 1, 2020.

According to a  Post
Enumeration Survey, which
is always conduced after each
decennial census, Illinois’
household population was
undercounted by  1.97%,
thereby  suggesting  the
accuracy of the 2020 Census
missed 250,000 residents and
the total population of the
state actually exceeded 13
million.

Despite the conclusions of
the Post Enumeration
Survey, Illinoisans are still
leaving the state. The U.S.
Census annually estimates
state populations through the
Population Estimates
Program which uses head
count and other federal data
on births, deaths and moves
to estimate the population
each year. The 2021 estimate
showed the largest
population decline in Illinois
history.

the Department of Public Policy at the University of California:

“We're seeing that the COVID-19 pandemic has without a doubt accelerated broader moving trends,
including retirement driving top inbound regions as the Baby Boomer generation continues to reach that next

phase of life.”

® U.S. Census Bureau, Release No. CB21-208, “New Vintage 2021 Population Estimates Available for the Nation, States and Puerto Rico: Estimates
Show Slowest Growth on Record for the Nation’s Population,” December 21, 2021 (https://www.census.gov/newsroom/press-releases /2021/2021-
population-estimates.html).

¢ WIFR Newsroom, “Illinois ranks third among ‘Most Moved Out States’ in 2020, study says,” January 7, 2021
(https://www.wifr.com/2021/01/08/illinois-ranks-third-among-most-moved-out-states-in-2020-study-says/).
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The U.S. Census Bureau’s American Community Survey 1-Year Estimate for 2021 recently marked a
population loss for Illinois at -141,039, a -1.1% decline from the official 2020 Census Count for the
State (see Figure “67).

State of lllinois
Total Population by Census Year (1960-2021)

13,500,000 -
13,000,000 12,830,632 12,812,508 1) (1 4o
£ 12,419,293
S 12,500,000 -
©
3 12,000,000 -
— 11,426,518 11,430,602
= 11,113,976
g
S 11,000,000 -
10,500,000 -
10,081,158
10,000,000 | = ; : . . . .

1960 1970 1980 1990 2000 2010 2020 2021 est.

Calendar Year

Figure 6. State of Lllinois, Total Population by Census Year, 1960-2021 (Source: U.S. Census Burean).

Despite its recent population statistics, Illinois is still about the fifth most populous state in the
country. The economy of Illinois is the fifth largest by GDP in the United States and one of the most
diversified economies in the world. There are numerous attributes that make Illinois and Peoria’s
Central Illinois location an ideal location for new commercial and industrial development:

v" Tllinois is literally the logistical crossroads of America with multi-modal logistical access via
rail, interstate, rivers, and airports. The centralized location of Illinois made it a key
manufacturing hub, especially for farm machinery and specialty motor vehicles. Many of the
United States' largest companies have facilities in Illinois, including Abbott Laboratories,
AbbVie Inc., Allstate, Baxter International, Boeing, Caterpillar, Conagra, Crate and Barrel,
Kraft Heinz, McDonald's, CNH Industrial, GE Healthcare, Aon PLC, Willis Towers Watson,
Mondelez International, Motorola, United Airlines, US Foods, and Walgreens.

v" Tllinois is a very flat state. With its highest point at 1,235 feet above sea level, about 75% of
Illinois is farmland thereby making the state: a leading producer of soybeans, corn, swine; a
significant producer of a variety of specialty crops, such as buckwheat, horseradish, wheat,
oats, sorghum, hay, fruits, and vegetables; a diverse producer of cattle, sheep, ostriches, fish
and Christmas trees; and Illinois is the largest producer of pumpkins in the country. Overall,
Illinois markets more than $19 billion of agricultural commodities annually.

V" The State of Illinois currently ranks second in the Midwest for total installed renewable power
capacity and fifth nationally for installed wind power capacity. Illinois is ranked second in corn
production among U.S. states, and Illinois corn is used to produce 40% of the ethanol
consumed in the United States.

v" 1In 2018 and prior to the COVID-19 pandemic, Illinois set 2 new tourism record with 117
million tourists who spent about $42 billion during their visits. As of 2023, visitor volumes
reached 112.4 million and tourism revenues amounted to approximately $47.2 billion in the
Land of Lincoln.
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Unemployment

The unemployment rate is the number of people unemployed which is expressed as a percentage of
the total civilian labor force.

With the Great Recession of 2008-2009, the average annual unemployment rate in Peoria County
dramatically increased from 4.2% in 2006 to 10.8% in 2009. Although the economic recovery
proceeded to occur each year thereafter, the County’s unemployment numbers continued to fluctuate
and generally recede back down to 4.9% in 2019. The unemployment rates in Peoria and Peoria
County have remained notably higher than the U.S. average and higher than the annual average
unemployment rate of the State of Illinois since 2013.

During 2020, the unemployment rate for the City of Peoria substantially increased to 10.6%, largely
due to the widespread economic impact of the COVID-19 pandemic. As of 2024, the average annual
unemployment rate in the City of Peoria and in Peoria County was reported as 5.6% and 5.4%
respectively, and continue to exceed the unemployment rates of Illinois and the U.S. (see Figure “77).

Average Annual Unemployment Percentage Rates
Peoria County, lllinois and U.S. (2014-2024)

=
=
n
=

6.5%
5.5%

4.5%

Percentage Unemployed
8

3.5%

2.5% | t t t t t t t
2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

Calendar Year
== Peoria County =—#=lllinois --®-U.S. =—a—City of Peoria

Fignre 7. Average Annnal Unemployment Rates for Peoria County, State of Ilinois, and U.S., 2013-2024 (Source: Llinois Department of
Employment Security).

Many analysts agree that the official definition of the “unemployed” omits many workers who were
deprived of pay amid the pandemic. While unemployment rates jumped in April 2020 throughout the
U.S. to levels not seen since the 1930’s, more recent official unemployment rates are believed to be
substantially understated, because they too omit workers who exited the labor force in the previous
12-24 months and who are either absent or no longer looking for work. Everyone who is not working
or actively looking for work is considered out of the labor force entirely, which therefore helps to
explain the increase in the unemployment rate in 2020 when more workers stopped looking for jobs
as a result of the COVID-19 crisis. The majority of jobs lost during the pandemic crisis were in
industries that typically paid low average wages. The lowest-paying industries accounted for 30 percent
of all job losses and 56 percent of the jobs lost from February 2020 to September 2021.

In addition to reduced population counts in the Peoria area, chronic outmigration from Illinois, the

pandemic-accelerated retirement statistics, and the City’s status as a Labor Surplus Municipality, it is
also important to note that the Peoria County labor force had already been declining for several years.
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As evidenced by revised data obtained from the Illinois Department of Employment Security, the
total labor force count in Peoria County peaked in 2007 at 97,425 workers.

By 2024 the total Peoria County labor force was reported to be 85,664, a decline of -5,940 workers or
a loss of -6.5% over the previous decade (see Figure “8”below). It should also be noted that while
total labor force numbers have declined, the City of Peoria consistently accounts for about 60% of
the total Peoria County workforce and remains as the dominant employment center for the region.

Average Annual Total Labor Force
Peoria County, lllinois (2013-2024)

MW Balance of Peoria County [ City of Peoria
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Figure 8. Average Annual Total Iabor Force in Peoria and Peoria County, 2013-2024 (Source: lllinois Department of Employment Security).

Based on recent population and employment trends, Illinois will likely continue to face shrinking
workforce numbers over the next 10 years, thereby making efforts to improve Peoria’s job base an
increasingly more complicated and difficult challenge. As some employers in Illinois may already
seriously question whether they can find enough qualified workers to fill job openings to meet the
needs of their businesses, the urgency to create new job opportunities, to assist potential workers with
attaining the educational background and skills necessary to fill those positions, and to provide a
higher-quality residential environment for employees and their families has perhaps never been
greater.

New private investment in commercial, retail and commercial-residential facilities, and related
amenities within the proposed Northwoods Mall TIF District Redevelopment Project Area will
help create a more inviting community for the Peoria employment base to recover and expand. New
tax revenues resulting from such economic growth will also further enable the City of Peoria and other
taxing bodies to fund high-quality public services for their residents.

“The City of Peoria intends to use Tax Increment Financing
to attract new private investment for the redevelopment of blighted and
underntilized spaces within the proposed Northwoods Mall TIF District and to
thereby attract more people to work and live in the City of Peoria.”
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Major Commercial-Retail Trade Center

Commercial growth and retail trade is among Peoria’s many significant contributions to the Central
Illinois economy and retail sales tax is a vital source of revenue for the City of Peoria that helps provide
high quality public services to residents of the area. The City of Peoria currently receives $2.75 in
municipal sales tax for every $100 of retail sales. Municipal sales tax funds help the City provide high
quality public services to its residents and therefore represent a vital source of revenue for the
community. The total retail sales generated in the City of Peoria during calendar year 2024 amounted
to $2,758,008,024 as reported by the Illinois Department of Revenue. Total annual retail sales
expressed in nominal dollars between 2009 and 2024 increased by $737,416,849 or 34% (see Figure
“9”” below). However, in terms of real, inflation-adjusted dollars, the City’s total retail sales declined
by -1.8% over the same fifteen (15) year period.

Annual Retail Sales
City of Peoria, IL (2006-2024)
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Figure 9. City of Peoria, Llinois — Annnal Retail Sales, 2006-2024 (Sonrce: 1llinois Department of Revenue).

Peoria’s inflation-adjusted retail sales tax trends in recent years reflect many of the same economic
trends and conditions affecting much of the State of Illinois and the Midwest region. The construction
of new or expanded (physical) retail space that has occurred in Peoria over the last 15-20 years is being
challenged by a dramatic shift in consumer behavior. This is especially true during times of restricted
access because of public health concerns, such as what was recently experienced with the COVID-19
pandemic.

Shoppers are increasingly expecting more from retailers in terms of both their online and physical, in-
store experiences. The Internet, home shopping and related new technologies are causing changes to
occur in how people acquire their everyday goods and services. The growing popularity of online
retail shopping is causing retailers to redesign store formats and payment methods, as well as adjust
to how technology-driven shopping preferences are affecting the inherent value of physical locations
in populated areas, or along busy transportation corridors.
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Such shifts in consumer behavior is also evidenced by the number of commercial retail taxpayers.
Recent Illinois Department of Revenue data indicates the number of retail taxpayers declined in the
City of Peoria by -34% between 2006 and 2020 (see Figure “10”below).

No. of Taxpayers Filing Retail Sales Tax with IL Dept. of Revenue
City of Peoria, IL (2006-2024)
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Figure 10. City of Peoria, 1llinois — Annual Number of Retail Taxpayers, 2002-2021 (Source: 1llinois Department of Revenue).

Why the spike in retail sales
and the number of retail tax
payers in 20212 The State of

Illinois enacted the “Leveling Leveling the Playing Field Legislation
the Playing Field for Illinois
Retail Act” in 2021 (see lllinois Public Acts 101-31 and 101-604 amended the Retailers'
sidebar at right). Occupation Tax and enacted the “Leveling the Playing Field for
Illinois Retail Act” to implement a series of structural changes to
Absent new, innovative the Illinois sales tax laws to require "remote retailers" to remit
approaches at the local level, State and local retailers' occupation taxes beginning January 1,
ever-evolving online 2021. The changes are intended to "level the playing field"
shopping  practices may between lllinois-based retailers and remote retailers by
result in a cascade of imposing State and local retailers' occupation taxes on lllinois
negative effects on retailers and remote retailers alike. Remote retailers who meet
communities like Peoria for certain thresholds are required to register to collect and remit
future business [llinois Retailers' Occupation Tax (ROT) for sales of tangible
development, job creation, personal property made on or after January 1, 2021.
population growth and the
sustainability of high-quality A substantial portion of the City’s increased retail sales tax
public services for its revenues during calendar year 2021 may be attributable to
residents. online sales which were subject to the “Leveling the Playing

Field” legislation.

As part of an ongoing effort

to arrest these negative

trends and encourage new economic vitality throughout the community, the City of Peoria proposes
to use tax increment financing to establish itself as a stronger retail center and further stimulate
commercial, retail and residential development within the proposed Northwoods Mall TIF District
Redevelopment Project Area. By using TIF to attract new private investment and improve public
infrastructure within the designated Redevelopment Project Area, the City intends to:
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e create new employment opportunities and thereby arrest population declines;

e cxpand the real estate tax assessment base within the Redevelopment Project Area;

e oenerate new sales tax revenues for the City, School Districts, and the County;

e cxpand and update public infrastructure and related services;

e develop recreational, entertainment, and amusement-related developments to the Area; and

e improve pedestrian access within and adjacent to the Area, thereby improving the overall
quality of life for its residents.

SECTION III.
REDEVELOPMENT GOALS AND OBJECTIVES

Redevelopment Goals and Objectives

The City intends to use the Northwoods Mall TIF District Redevelopment Plan, Area, and
Projects to redevelop property that is currently underutilized for commercial space, retail businesses,
and residential development. Such redevelopment is necessary for improving employment
opportunities, expanding, and diversifying the local real estate tax base, managing growth, and
increasing the overall quality of life for Peoria residents. This Redevelopment Plan will allow the City
to: alleviate and/or remove blighting conditions such as the lack of adequate public infrastructure;
increase Peoria’s overall competitiveness in the region; and institute public policies that are more
conducive to the type of redevelopment that the City hopes to attract to the Area.

Pursuant to the TIF Act, this Redevelopment Plan is intended to promote and protect the health,
safety, morals, and welfare of the public, address blighted conditions as defined in the Act, and institute
conservation measures that will:

e remove and alleviate adverse or deteriorated conditions impeding economic growth;
® cncourage new private investment; and

e restore and enhance the tax base of the overlapping taxing districts by undertaking a series of
public and private redevelopment projects within the specified Redevelopment Project Area.

The property within the Redevelopment Project Area will substantially benefit by a series of public
and private redevelopment projects made possible with tax increment financing. The Redevelopment
Project Area is not otherwise reasonably expected to be substantially improved or to be further
developed without the use of tax increment financing.

The Northwoods Mall TIF District Redevelopment Plan includes, but is not limited to, the
following general long-term goals and objectives:

1. Eliminate or reduce those conditions which qualify the Redevelopment Project Area as a
Combination of Blighted and Conservation Areas, including but not limited to the redevelopment
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of vacant and underutilized spaces within the “Northwoods Mall” site, as well as redevelop
and revitalize hotels, shopping centers, retail outlets and other commercial properties that are
located throughout the TIF Area;

Facilitate the construction, improvement and maintenance of public facilities and
infrastructure, environmental remediation, and other capital projects which the City finds is in
furtherance of this Redevelopment Plan and necessary to encourage new commercial,
recreational/entertainment amenities, and commercial-residential development;

Construct, improve, upgrade, and maintain storm water drainage and sanitary sewer lines and
related infrastructure throughout the Redevelopment Project Area;

Construct, improve, upgrade, and maintain antiquated and/or inadequate water lines and
mains, as well as water storage facilities and related distribution systems;

Construct, improve, upgrade, and maintain streets, infrastructure relating to information
technology, street lighting, landscaping, curbs, alleys, parks, public green space, recreational
amenities, sidewalks, other pedestrian walkways throughout the Redevelopment Project Area;

Provide financial incentives offered by tax
increment financing to encourage new
private investment for the redevelopment of
sites within the Redevelopment Project Area
for attracting additional retail outlets,
hospitality and housing accommodations,
entertainment/amusement venues, and other
site development amenities to improve and
encourage both vehicular and pedestrian
access (Figure “I117);

Enhance the tax base for the City and other
taxing  districts  through  coordinated,
comprehensive planning efforts by either the
public or private sectors to improve
infrastructure, property reuse, and the
revitalization of existing buildings;

Figure 11. The Northwoods Mall site includes underntilized spaces
that could be redeveloped for a variety of more value-added, economically
productive uses.

Foster entrepreneurship and attract new commercial, recreational/entertainment amenities,
and commercial-residential development which complies with City zoning and land use
ordinances, increases assessed valuations, and enhances the real estate tax base for the City,
thereby also creating additional employment opportunities within the Area and the Peoria
community;

Attract tourism and new retail/commercial businesses while also vigorously re-investing in
existing properties within the Redevelopment Project Area to encourage business retention
and increase retail business activity that will generate new local retail sales tax revenue for the
City, other local taxing bodies, and the State of Illinois;
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10. Adhere to the vision and outcomes described in
the City of Peoria Strategic Plan (2019 Update),
including but not limited to improving safe, multi-
modal access and transportation throughout the
Area, as well as focusing on the Economic
Opportunity and Neighborhood Livability factors
described therein:

“Economic opportunity and neighborhood livability focus

on reducing economic disparities by understanding and

addressing causes, leveraging public-private partnerships, and supporting residents. It supports the development
of a business climate that encourages private investment and private employment. These strategies will support
development and maintenance of affordable suitable housing, aligning worker skills with employee needs,
developing an inclusive workforce, and supporting the business community with programs and supports that
lead to success,”

11. Implement the goals and objectives of the City’s Comprehensive Plan as amended, the first of
which was adopted in 1937; and

12. Undertake redevelopment projects which will further improve the overall quality of life, health,
and well-being of the Peoria community.

Planning Process and Calendar

A variety of policies, programs, and strategies are often used to promote economic development in a
community. This Redevelopment Plan provides a preliminary review of the uses and application of
tax increment financing (TIF) as well as the extent to which certain properties within the City of Peoria
qualify for designation as a TIF Redevelopment Project Area (the “Area”).

The Tax Increment Allocation Redevelopment Act of 65 ILCS 5/11-74.4 ¢t. seq. (the “Act”) requires
a municipality to follow certain procedures in establishing a TIF District. The proposed TIF District
must contain several specific statutory characteristics which qualify the Area for tax increment
financing. These characteristics and definitions as set forth below determine whether the Area is
Blighted, Conservation, or a combination of both Blighted and Conservation areas (see Appendix “A”).

The process to establish a TIF District pursuant to the Act is initiated by a municipality (see Appendix
“B”). This process includes:

O creating an Interested Parties Registry;

O determining the qualifications of the redevelopment project area;
O preparing a Redevelopment Plan;

O establishing a date, place and time for a Public Hearing;

O sending notification of the Public Hearing to all taxing districts, registrants of the interested
parties registry and the Illinois Department of Commerce and Economic Opportunity
(DCEO) with an invitation to attend and provide comments;
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O convening a Joint Review Board consisting of a representative selected by each community
college district, local elementary school district, high school district or each local community
unit school district, park district, library district, township, fire protection district, the county,
a representative of the municipality and a public member;

O publishing a notice twice before the Public Hearing in a newspaper of general circulation in
the community;

O mailing of the notice of the Public Hearing to all taxpayers and residents in the proposed Area;

O mailing of the notice of the Public Hearing to residential addresses within 750 feet of the
proposed Area; and

O approving final ordinances: (1) approving the Redevelopment Plan and Projects; (2)
designating the Redevelopment Project Area; and (3) adopting Tax Increment Allocation
Financing for the Area.

The City of Peoria engaged Jacob & Klein, Ltd. and The Economic Development Group, Ltd. on
January 14, 2025, to assist the City with undertaking this process for establishing the Northwoods
Mall TIF District. A review of the qualifications of the proposed Area was subsequently completed
which evaluated the potential TIF District based upon statutory definitions and determined that there
is sufficient evidence for the Northwoods Mall TIF District to be classified as a combination of
Blighted (improved/vacant) and Conservation (improved) areas.

Upon reviewing the proposed Redevelopment Plan and accepting the findings herein, the City Council
may move forward with the process for establishing the Northwoods Mall TIF
District.

v=

The City’s schedule for the planning and completing the statutorily required activities V=

relating to the establishment of the Northwoods Mall TIF District is as follows:
O Inidate Planning and Research to Document TIF Qualifying Characteristics........... 1/14/2025
O Submit Draft Redevelopment Plan to City c...ccveereeeeeeeeinieneenieieeneineineenenseeseeeeenennes 9/12/2025
O Establish Interested Parties Registry by Ordinance .....ccccveereeeevnceneeneererneenineennennes 9/23/2025
O Set date for Public Heating by Ofdinance.......cocveeveeeeerneuneeneecinenneineeenieeenneiseeenenennenns 9/23/2025
O Publish Availability of Interested Parties RegIStHES ....ucvurureereeueeiereerereineeeieneeneinnees 9/26/2025
O Certified Mailings of Public Hearing Notice to Taxing DiStricts.....c.ocveereererreureenianns 9/26/2025
O Certified Mailings of Public Hearing Notice to Taxpayers & Residents.................. 10/09/2025
O Convene Joint Review Board (JRB) Meeting........cccvucuviciniciniciniciniciicniiceicnnaens 10/15/2025
O Mail Public Hearing Notice to Residential Addresses within 750 ft. & IPR........... 10/16/2025
O First Publication of Notice of Public Hearing ........cccccooccuviciviciniciniciniciniciicicne 10/30/2025
O Second Publication of Notice of Public Heafing ........ccccccvieivieiniciniiciniciniciicicne 11/6/2025
O Public HEArING ..o 11/18/2025
O Approve Final Ordinances to Establish TTEF DIStICt .. vcureeureernecerecerecericeenceeeeeenne 1/13/2026
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SECTION IV.
QUALIFYING CHARACTERISTICS OF THE REDEVELOPMENT PROJECT AREA

Description of Proposed Redevelopment Project Area

The proposed TIF Area includes commercial properties, which are generally located along and
adjacent to I-74 on the south, Brandywine Ave. on the east, Glen Ave. on the north and areas west of
Sterling Ave. The Redevelopment Project Area is configured to encourage commercial redevelopment
and is more specifically illustrated on the attached Proposed Boundary Map (Exhibit “1”) and legally
described in the attached Proposed Legal Description (Exhibit “2*).

Pursuant to the Act, the proposed Northwoods Mall TIF District Redevelopment Project Area
(the “Area”) includes only those contiguous parcels of real property and improvements thereon which
would be substantially benefitted by a redevelopment project. Also, pursuant to the Act, the Area is

not less in the aggregate than 12 acres and further constitutes a contiguous Area pursuant to Section
11-74.4-4 of the TIF Act as amended by Public Act 102-0818.

The Area includes properties within the City which have been neglected and have not benefitted from
coordinated planning efforts by either the public or private sectors. As evidenced by the qualifying
characteristics presented in this Section, both vacant and improved properties within the proposed
Redevelopment Project Area would substantially benefit by a seties of proposed public and/or private
redevelopment projects. Therefore, the City finds that the Redevelopment Project Area as-a-whole has
not been subject to growth and development through investment by private enterprise and would not
reasonably be anticipated to be developed without the adoption of this Redevelopment Plan.

Qualitying Characteristics of Proposed Redevelopment Project Area

The Northwoods Mall TIF District Area as-a-whole includes characteristics which qualify the Area as
a combination of Blighted and Conservation areas, as defined in the Tax Increment Allocation
Redevelopment Act [TIF Act] (65 ILCS 5/11-74.4 et. seq.). The terms Blighted and Conservation,
areas when applied to improved or vacant properties are statutory definitions, not common
ideas of those terms. The statutory definitions which have been applied and used in this section are
presented in Appendix “A.” A summary of the City’s findings is presented as follows:

Total Number of Parcels (improved and vacant) ... 100
Total Number of Qualifying Parcels (improved and vacant) .........cccceevevvnieieiviniccinnccnenns 81

Total Percentage of Parcels (improved and vacant)

which Qualify under the ACt.......eeiiiiiiiiiiiiiiiiiiiiiiiiiineeeeeanae, 81.0%

CONCLUSION: Within the proposed Northwoods Mall TIF District there are one hundred
(100) vacant and improved parcels that were surveyed, 81.0% of which qualify under the TIF
Act as a combination of Blighted and Conservation Areas.
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Qualifying Characteristics of Improved Parcels

Total Number of Improved Parcels........oviiniiiiic s 87
Total Number of Improved Parcels which Qualify under the Act......ccccceviviiiviniiiviniciiiiciaee 68
Total Percentage of Improved Parcels which Qualify under the Act.......cccueeeeneeennnnennes 78.2%

Of All Improved Parcels:

Total “Blighted” (5 qualifying charaCteristiCs) .......ccevuriirruririieiririieieisiicieieieseresiseessisesenees 6
Total Number of Structures and Site IMProvements ........ccveeuvveeerrenieenrnieenrieeeseeenes 106
Number of Structures over 35 Years 0f A ....cocvvviiiniiiiiiiiiiiicieeceines 79

Total Percentage of Structures over 35 Years of Age
TOLAl “CONSEIVALION weeeeeeeeeeeteeeeeteeeee e et eeeeeeeeeteseeeeseeeseseeessseesaseeseraesasseessseesaseesassesasesssesassesaeesans 68

Total Number Conservation, but Not Blighted .........ccccooviviiiiiiiiiiiiiiccc 62

The following qualifying characteristics are present in the structures and site improvements within
the improved portion of the proposed TIF District (Note: If a parcel of property exhibits an individual
characteristic more than once, it is counted only once in the summary below):

Number showing signs of Dilapidation ... 2
Number showing signs of ObSOIESCENCE.......civiiiiiiiiiiiiiiii s 1
Number showing signs Of DEterioration .....ccuveeeueuriieeieiriieieirieeeseeeeseeeseeseeeseeseeesseseees 32
Number showing signs of Code VIOlations .........ccccueiiiriniiiiininiiccsneae 0
Number showing signs of Illegal USEs.......cccceiiviiiiiiniiiiiiiiiiicicrce e 0
Number showing signs EXCeSSIVE VACANCT ...t 21
Number which Lack HVAC/Sanitary FACIHES .......c.ocvieeveureiriericicireiieieeiseieieie e 0
Number with Inadequate UtLHES ......cciuviiiiiiriiiiiiiiiiccesicesiees s 9
Number subject to OVErcroWding........cccvviiuiiiiiiieiiiii s 4
Number used for Deleterious USES .......couviiiiiiiiiniiiiiiiiiicisessessssessssssns 0
Number With EPA ISSUES ......cociuiiiiiiiiiiiiiii s 0
Numbet showing Lack of Planning’ .........c.eeereeerneineinerneierineieeiessesesisessessesesessesssessessessees 78
Number subject to Declining/Static EAV ......ccciinieeninieeneneistiesenesseistieseesensenseaes 87

CONCLUSION: The applicable characteristics of Blight and Conservation were found
reasonably distributed throughout the one hundred (100) improved parcels, 81.0% of which
qualify as a Combination Blighted and Conservation Area within the proposed Northwoods
Mall TIF District Redevelopment Project Area. Six (6) of the improved parcels also qualify as
a Blighted Area.

7 The improved parcels evidencing a lack of adequate planning were either constructed prior to and therefore lacked the
benefit of adhering to the City’s comprehensive plan or reflect a visible absence of access to streets or alleys.
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Qualifying Characteristics of Vacant Parcels

Total Number of Vacant Parcels ... 13
Total Number of Vacant Parcels which Qualify under the Act......ccceeeureiiieivvninnrrccccceaee 13
Total Percentage of Vacant Parcels which Qualify under the Act.......c.ueeenveiennneennnnen. 100.0%
Of All Vacant Parcels:

The first set of characteristics which apply to vacant land require any two of the following for qualification as a blighted
area:

Number subject to Obsolete PIAHAEG .....c.c.vvviieieiiiciiiccciercceeee et sensaas 4
Number subject to Diversity of OWNership .....ccoceiviiiiiiii e 0
Number subject to Tax DeINQUENCIES .....cuviiiiiiiiiiiiiiicic s 0
Number subject to Deterioration of Adjacent PrOPerties .......ccvviieinicieininiceinniicerieeeseeeenns 13
Number subject to EPA ISSUES ....c.cviiiiiiiiiiiiiciiicc s 0
Number subject to Declining/Static EAV ...c..coviciiiniciceneisiecieseeseiesieseseaseiseeesesesssssessesseanes 13

An additional list of characteristics applied to vacant land requires only one of the following for qualification as a
blighted area:

Number containing an Unused Quarry, Mine or Strip Mine Pond.........cccooviiviiiiiiiciinn, 0
Number containing an Unused Railroad or Railroad Right-of-way........cccccoviviviiiniiiniiinnn 0
Number subject to Chronic/Contribute to Flooding within same watershed .......cccocvevevivecrcincrnennes 9
Number with DISPOSal SILE ....cviuiuiiiiiiiiiiiii s 0
Number found to have been Blighted before becoming Vacant........ccccvuvcueivniiciviniicnniccinicnen 0
Number of vacant parcels which qualify as an Industrial Park Conservation Afr€a........cooeecuvvvececuruncaes 0

CONCLUSION: The thirteen (13) vacant parcels surveyed within the proposed Northwoods
Mall TIF District qualifies as a Blighted Area. The vacant parcels will contribute to the
effectiveness of the TIF District as a whole and are necessary either as potential development
locations or to ensure contiguity within the TIF District.
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Equalized Assessed Valuation (EAV) of the Redevelopment Project Area

One of the qualifying characteristics for both “Blighted” and “Conservation” parcels is the declining
value of properties included in the Redevelopment Project Area.

The total equalized assessed valuation
(“EAV” before exemptions) of the City of
Peoria for tax year 2024 payable 2025 was
$2,712,043,391. The total EAV (before

exemptions) of parcels studied for the I Ares,
entire proposed TIF District 5351(.5:11.;:80,
Redevelopment Project Area for tax year
2024 payable 2025 was $35,631.980 and
accounted for 1.31% of the City’s total
EAV (Figure “12”). Therefore, the total
estimated EAV of the balance of the City | Balance of City,
(outside  of  the  proposed  TIF $2'5;§-:;91;411'
Redevelopment  Project  Area)  was o
$2,676,411,411.

Proposed Northwoods Mall TIF Area EAV
as Percentage of Entire City EAV (Tax Year 2024)

Figure 12. Proposed TIF Redevelopment Area EAV as a Percentage of the total

The EAV characteristics in this instance ! _
EAV of the City of Peoria (tax yr. 2024 payable 2025).

contribute to the qualification of the Area
because the total equalized assessed
valuation of the proposed redevelopment project area declined or was less than the annual change in
the balance of the city for five (5) of the last five (5) years. The EAV of the proposed TIF Area was
also less than the annual Consumer Price Index (CPI) for All Urban Consumers for three (3) of the
last five (5) years (Figure “13”).

Percentage Change in Equalized Assessed Valuation
Proposed Northwoods Mall TIF Area and Balance of City of Peoria (Real Estate Tax Years 2020-2024)
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Figure 13. Proposed Northwoods Mall TIF District, Percentage Change in Equalized Assessed Valuation, 2020-2024 (Source: Office of the Peoria
County Supervisor of Assessments data available online at btips:/ / gis.peoriacounty.gov/ PeoriaCountyGIS/ #).

CONCLUSION: Pursuant to the Act, the equalized assessed valuation of the proposed Area
assists in qualifying the proposed Northwoods Mall TIF District as a combination of
“Blighted” and “Conservation” Areas.
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Summary of TIF Qualification Characteristics

The following is a summary of relevant qualification findings as it relates to the potential designation
of the proposed Redevelopment Project Area (Area) by the City as a Tax Increment Financing (TIF)
District. The findings herein pertain to the proposed Redevelopment Project Area:

1.

Pursuant to the Act, the proposed Redevelopment Project Area (Area) includes only those
contiguous parcels of real property and improvements thereon which would be substantially
benefitted by a redevelopment project; and the Area is greater than 172 acres in size.

The Redevelopment Project Area qualifies as a combination of Blighted and Conservation areas.
The qualifying characteristics as documented herein are present throughout the
Redevelopment Project Area, are present to a meaningful extent and are evenly distributed
throughout the Redevelopment Project Area as follows:

a.  Within the Northwoods Mall TIF District there are one hundred (100) individual
parcels that were surveyed as vacant or improved, 81.0% of which qualify under the TIF
Act as a combination of Blighted [improved/vacant] and Conservation [improved] areas.

b.  The applicable characteristics of B/ight and Conservation were found reasonably distributed
throughout the proposed TIF District as-a-whole. Of the eighty-seven (87) improved
parcels, 78.2% qualify as a Combination of Blighted and Conservation Areas. Six (6) of
the improved parcels also qualify as a Blighted Area.

c.  Thirteen (13) vacant parcels qualify as a Blighted area due in part to obsolete platting,
poor drainage, and the presence of deteriorated structures adjacent to the vacant parcels.

d. The lack of growth in equalized assessed valuation of the proposed Area assists in
qualifying the TIF District as a combination of Blighted and Conservation Areas.

The proposed Redevelopment Project Area has not benefitted from coordinated planning
efforts by either the public or private sectors. There is a need to focus on redevelopment
efforts relating to infrastructure, property reuse, and the improvement of existing buildings.

The proposed Redevelopment Project Area would not be subject to redevelopment without
the investment of public funds, including tax increments.

All property in the proposed Redevelopment Project Area would substantially benefit by a
series of proposed redevelopment projects (public and private).

Portions of the proposed Redevelopment Project Area may be suitable for redevelopment
(public and private) for modern and more intensive mixed-use if funding can be established
to acquire and redevelop necessary properties, and to put in place appropriate incentives to
overcome market impediments.

Indications of deterioration and blighting conditions were found to be present and distributed
throughout the Redevelopment Project Area to a meaningful extent on both vacant and
improved parcels, thereby qualifying the Area as a combination of Blighted, and Conservation
areas, as defined in the Tax Increment Allocation Redevelopment Act (65 ILCS 5/11-74.4 ez.
seq.). Therefore, based on the information provided herein: the City concludes that the
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Northwoods Mall TIF District Redevelopment Project Area qualifies pursuant to the
requirements of the TIF Act.

As illustrated by the examples below, deterioration, underutilized spaces, and blighting
conditions were found to be present to a meaningful extent and distributed throughout the
Redevelopment Project Area. The following photos are incorporated herein as Figure “14”:
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SECTION V.

DESIGNATED AND ANTICIPATED PUBLIC AND PRIVATE PROJECTS
FOR PROPOSED REDEVELOPMENT PROJECT AREA

Public Redevelopment Projects

The City intends to address the conditions which, pursuant to the TIF Act, qualify the Redevelopment
Project Area as a combination of Blighted and Conservation areas. The Redevelopment Project Area has
infrastructure inadequacies and will require additional improvements throughout the life of the TIF
District as projected below. The implementation of the public projects provided herein will help
address current impediments to growth and attract new private investment within the Redevelopment
Project Area.

To the extent possible, the City will also encourage the private sector to incur the costs of constructing
public infrastructure that is necessary for completing private redevelopment projects. Such costs may
then be reimbursed to private developers from real estate tax increment generated by the private
redevelopment projects. The City intends to pay for public improvements using a portion of any Real
Estate Tax Increment generated within the TIF District, as well as Municipal Sales Taxes and any
other sources of funds it may lawfully pledge.

The Anticipated Public TIF Eligible Redevelopment Project Cost Obligations are estimated
as follows:

Designated/Obligated
Type of Anticipated Public Redevelopment Project TIF Eligible Project

Public works construction, improvements, upgrades, and
maintenance or resurfacing of streets, roads, alleys, parking
1| facilities, and sidewalks, including labor, equipment, parts, and $75,000,000
materials (there is approximately 19,105 linear ft. and 109,020
square yards of City roadway within the TIF Area)

Public works construction, improvements, upgrades, and
2 | maintenance of sanitary sewer infrastructure in support of the $500,000
Area, including labor, equipment, parts, and materials

Public works construction, improvements, upgrades, and
3 | maintenance of water mains and related infrastructure including $500,000
labor, equipment, parts, and materials

Storm sewer drainage improvements, including labor, equipment,
4 parts, and materials $5,000,000

Public works or improvements related to utilities, including, but
not limited to, gas, electric, cable and telecommunication

5. ¢ . . . $2,500,000
infrastructure, including labor, equipment, parts, and materials
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Type of Anticipated Public Redevelopment Project

Designated/Obligated
TIF Eligible Project

Public property acquisition and assembly costs

$5,000,000

Rehabilitation, renovation, construction/reconstruction City
facilities, including labor, equipment, parts and materials

$5,550,000

Removal and remediation of environmental contaminants, if any,
and other physical impediments to redevelopment

$250,000

TIF District-related marketing of sites, as well as signage,
lighting, advertising, and economic development website and
web-related marketing

$1,350,000

10

Construction, improvements, upgrades and maintenance of
5 5
public park and green space improvements

$250,000

1

Costs relating to rehabilitation and revitalization of commercial
properties including, but not limited, to redevelopment loans,
grants, reimbursements and combinations thereof

$500,000

12

Staff and professional services including, but not limited to
engineering, architectural, community planning, legal, financial,
accounting, marketing, training, continued education, economic
development services and TIF-related public administration as
may be necessary for the implementation of the TIF
Redevelopment Plan and Projects

$600,000

13

Public safety, fire and rescue and other emergency services
training, facilities, equipment and personnel necessary to
promote and protect the health, safety, and welfare of the public
within the Redevelopment Project Area

$250,000

14

Day care services for children of employees from low-income
families working for businesses located within the redevelopment
project area per Section 11-74.4-3(q)(11.5) of the Act

$500,000

15

Public infrastructure within contiguous TIF Redevelopment
Project Areas, if any

$250,000

16

Potential capital cost reimbursements

$2,000,000

TOTAL:

$100,000,000
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Private Redevelopment Projects

As previously stated, the City plans to address the conditions which qualify the Redevelopment Project
Area as a combination of Blighted and Conservation areas. The City believes the Redevelopment Project
Area will not be redeveloped without the use of tax increment financing and the implementation of
this Redevelopment Plan to attract substantial new private investment within the Area. Therefore, the
City intends to offer incentives to potential Developers to encourage new private investment.

The designated and anticipated Private TIF Eligible Redevelopment Project Cost
Obligations are estimated as follows:

Designated/Obligated
Type of Anticipated Private Redevelopment Project TIF Eligible Project Cost
Large Commercial-Retail Project: a multi-faceted
development designed to attract a high-volume of visitors and
1 | generate significant real estate tax and sales tax revenue. The $24.750,000

project is anticipated to range from a large-scale single-purpose
facility to a collection of smaller mixed-use entertainment
attractions and commercial venues.

Large Hotel & Conference Center: a comprehensive venue
integrated into a hotel that offers extensive indoor and outdoor
event spaces, professional amenities like state-of-the-art
audiovisual equipment, customizable layouts, and full-service
2 | catering, designed to accommodate major conferences and $11,220,000
other significant events alongside lodging for attendees. The
center would feature flexible meeting rooms of various sizes,
and provide dedicated event planning support for an all-in-one
destination for both business and social functions.

Mid-Size Hotel: a mid-sized (e.g., 80 room) hotel offering a
substantial number of accommodations such as a variety of
room types (e.g., single, double, queen, king, suites) equipped
3 | with amenities common to the hospitality industry. The hotel $2,000,000
would also include common areas and services such as a lobby,
possibly a restaurant or small meeting space, and staff for front
desk operations, housekeeping, maintenance, and management.

Commercial Renovation/Expansion I: an extensive project
to update, restore, or fundamentally change a business
property, involving significant interior and exterior
4 | modifications like structural changes, new layouts, system $400,000
upgrades (plumbing, electrical), and aesthetic enhancements to
improve functionality, efficiency, and value for a new or
existing purpose.
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Type of Anticipated Private Redevelopment Project

Designated/Obligated
TIF Eligible Project Cost

Commercial Renovation/Expansion II: an extensive
project to update, restore, or fundamentally change a business
property, involving significant interior and exterior
modifications like structural changes, new layouts, system
upgrades (plumbing, electrical), and aesthetic enhancements to
improve functionality, efficiency, and value for a new or
existing purpose.

$250,000

Commercial Renovation/Expansion III: an extensive
project to update, restore, or fundamentally change a business
property, involving significant interior and exterior
modifications like structural changes, new layouts, system
upgrades (plumbing, electrical), and aesthetic enhancements to
improve functionality, efficiency, and value for a new or
existing purpose.

$125,000

Commercial Renovation/Expansion IV: an extensive
project to update, restore, or fundamentally change a business
property, involving significant interior and exterior
modifications like structural changes, new layouts, system
upgrades (plumbing, electrical), and aesthetic enhancements to
improve functionality, efficiency, and value for a new or
existing purpose.

$125,000

New Commercial-Retail Restaurant I: a high-capacity
establishment featuring a spacious, professionally equipped
commercial kitchen and a large dining area designed for
efficiency and high-volume food production and service for
many guests.

$600,000

New Commercial-Retail Restaurant II: a high-capacity
establishment featuring a spacious, professionally equipped
commercial kitchen and a large dining area designed for
efficiency and high-volume food production and service for
many guests.

$460,000

10

New Commercial-Retail Restaurant III: an establishment
featuring a spacious, professionally equipped commercial
kitchen and a dining area designed for efficiency and high-
volume food production and service for many guests.

$300,000
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Type of Anticipated Private Redevelopment Project

Designated/Obligated
TIF Eligible Project Cost

1

Multi-Family Condo Project: a small-scale condominium
development offering a walkable urban environment and
designed for young professionals, retirees, or small families
seeking a low-maintenance lifestyle and access to nearby shops,
dining, and public transit.

$440,000

12

Apartment Building: a mid-rise structure containing
individual residential units, such as a 24-unit building with 4 to
6 units per floor across 3 to 5 levels that emphasizes modern
design, amenities, and efficiency.

$570,000

13

Convenience Store: a retail space that offers a mix of everyday
essentials, including snacks, beverages, and groceries, as well as
fuel and service offerings like prepared foods

$3,000,000

14

Exterior Commercial Fagade Rehabilitation Program: a
City TIF funded matching grant program designed for the
preservation, restoration, and improvement of a building's
outward appearance, including its structural elements, such as
windows, doors, brickwork, siding, roofing, signage and other
architectural details to improve curb appeal and property
value.

$450,000

15

Interior Commercial Building Rehabilitation Program: a
City TIF funded matching grant program designed to help
improve a building’s functionality, aesthetics, energy efficiency,
and overall condition.

$200,000

TOTAL:

$44,890,000
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Anticipated Categorical Types of Public and Private TIF Redevelopment Project Costs

Adjustments are expected and may be made to the following line-items for Designated and Anticipated
Public and Private TIF Eligible Private Redevelopment Project Costs by increasing or decreasing line-item costs
for redevelopment. The costs for each individual redevelopment project and the resulting tax revenues
will be evaluated by the City as each project is considered for financing under the provisions of the
Act. The totals of line items below are not intended to place a total limit on the described expenditures
or intended to preclude payment of other eligible redevelopment project costs in connection with the
redevelopment projects, provided the total payment for all eligible redevelopment project costs shall
not exceed the amount set forth herein or as adjusted in the future.

Designated & Anticipated Total Estimated
Public & Private Redevelopment Project Costs Line-Item Costs
Acquisition of land & other property $11,200,000
Site preparation, clearing & grading $4,450,000
Demolition of buildings & structures $2,800,000
Planning, engineering, architectural fees $4,200,000
Legal fees $1,450,000
Accounting/financial fees $2,700,000
Marketing of sites $3,200,000
Other professional fees $500,000
Eliminating or removing contaminants & other impediments $750,000
Rehabilitation, reconstruction, repair or remodeling of existing buildings $6,700,000
Job training & retraining services $750,000
Public water lines & mains $500,000
Sanitary sewer $500,000
Storm sewer & drainage improvements $10,890,000
Streets, sidewalks, curbs, gutters $75,250,000
Utilities extensions $6,000,000
Financing costs $7,500,000
Relocation costs $1,300,000
Up to 50% of construction of low-income new housing $1,000,000
Public safety, fire/emergency, and other capital costs $2,250,000
Day care services per Sect. 11-74.4-3.(q) (11.5) $1,000,000
Total Designated & Anticipated Public & Private Project Costs $144,890,000
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SECTION VI.
SOURCES OF FUNDS TO PAY TIF ELIGIBLE PROJECT COSTS

The City may execute written Redevelopment Agreements with Private Developers to use portions of
the TIF Real Estate Tax Increments generated from such projects to reimburse Developers for TIF
eligible private project costs as provided in the Act per Section 65 ILCS 5/11-74.4-3(q). The City further
intends to use some TIF Increment generated by such private projects and other sources of funds it
may lawfully pledge for the payment of TIF eligible public project costs.

. _ Total Projected
Anticipated and Projected Estimated Projected Cumulative TIF Anticipated TIF

Private Redevelopment Projects8 Completion Investment Increment?® Eligible Project Costs
Large Commercial-Retail Project 2028 $75,000,000 $61,469,402 $24,750,000
Large Hotel & Conference Center 2036 $34,000,000 $15,520,776 $11,220,000
Mid-Size Hotel 2030 $8,000,000 $5,775,892 $2,000,000
Commercial Renovation/Expansion 1 2026 $800,000 $737,711 $400,000
Commertcial Renovation/Expansion 11 2027 $500,000 $435,116 $250,000
Commercial Renovation/Expansion III 2028 $250,000 $204,898 $125,000
Commercial Renovation/Expansion IV 2028 $250,000 $204,898 $125,000
New Commercial-Retail Restaurant 1 2027 $3,000,000 $2,610,697 $600,000
New Commercial-Retail Restaurant I1 2029 $2,300,000 $1,771,430 $460,000
New Commercial-Retail Restaurant ITT 2032 $1,500,000 $943,626 $300,000
Multi-Family Condo Project 2031 $2,200,000 $1,484,913 $440,000
Apartment Building 2034 $2,850,000 $1,540,876 $570,000
Convenience Store 2029 $12,000,000 $9,242,241 $3,000,000
Exterior Facade Rehabilitation Program | 2028-2046 $900,000 $470,757 $450,000
Interior Building Rehab Program 2028-2046 $400,000 $172,924 $200,000
TOTALS: | $143,950,000 $102,586,157 $44,890,000

TIF Financing Summary

Total Designated and Anticipated TIF Eligible Public Project Costs
within the Redevelopment Project Area.......occvceiiiiciciiiicniiccccccn, $100,000,000

Total Designated and Anticipated TIF Eligible Private Project Costs
within the Redevelopment Project Afea ... $44.890,000

Total Designated and Anticipated TIF Eligible Project Costs (Public & Private).............. $144.890,000

8 See Exhibit 3 for examples of TIF District Projections relating to these proposed private projects.
? Note: the projected, future real estate tax increment attributable to residential mixed-use redevelopment that includes low-moderate
income affordable housing, if any, may result in less TIF increment due to lower assessed valuation of the subject property.
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Present and Projected Tax Increment

The Northwoods Mall TIF District Redevelopment Plan presents the City’s comprehensive
program for development or redevelopment that is intended by the payment of redevelopment project
costs to reduce or eliminate conditions, the existence of which, qualified the Redevelopment Project
Area. The Northwoods Mall TIF District Redevelopment Plan also sets forth the program to be
undertaken to accomplish the plan’s objectives and includes the anticipated sources and uses of TIF
funds that may be generated within the Redevelopment Project Area. The projected increases in
equalized assessed valuation (EAV) and the resulting real estate tax increment for the Northwoods
Mall TIF District are estimated as follows:

Total Projected Private INVEStMENT....c.ccueuiuiuiiiiiiiiiiiiririrr e $143,950,000

Projected Cumulative Real Estate Tax Increment
Generated over 23 Year Life of the TIF DIStrC..ciiiviviccieiireieieeeriereeeeeeereereeee e $102,586,157

Projected Effect on Equalized Assessed Value
of TIF Redevelopment Project Area:

1. Base Year (2024) EAV of Redevelopment Project Area (before exemptions) ..........u...... $35,134,520
2. Estimated Potential Increase in EAV oo $47,983,333

3. Total Estimated EAV of the Redevelopment Project Area
after Redevelopment Projects are Completed (line 1 plus line 2).................... $83,117,853

The City of Peoria intends to use Tax Increment Financing to stimulate new
private investment and enhance the tax base of the local taxing districts within . i
the redevelopment project area, which is essential to the public interest.

Policy Guidelines Relating to the Use of Tax Increment Financing Funds

1. All project cost estimates are in year-2026 dollars. In addition to the public and private project
costs listed above, any notes or bonds issued to finance a Project may include an amount
sufficient to pay interest, as well as customary and reasonable charges associated with the
issuance of such obligations and provide for capitalized interest and reserves as may be
reasonably required.

2. Adjustments to the designated and anticipated line item (public and private) costs provided in
this Redevelopment Plan are expected. Each individual project cost and the resulting tax
revenues will be re-evaluated as each project is considered for public financing under
provisions of the Act.

3. The totals of line items set forth in this Redevelopment Plan are not intended to place a total
limit on the described expenditures or intended to preclude payment of other eligible
redevelopment project costs related to the redevelopment of the Area, provided the total
amount of payment for all eligible redevelopment project costs, public and private, shall not
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exceed the amount set forth herein or as adjusted in the future. Adjustments may be made to
the designated and anticipated line items within the total, either increasing or decreasing line-
item costs for redevelopment.

4. Upon adoption of this Redevelopment Plan, the City may, without further formal statutory
approval, increase the total limit or any line item by the increase in the Consumer Price Index
(currently All Urban Consumers, IL-IN-WI), plus five percent (5%), as permitted by the TIF
Act.

5. The proposed Public and Private Redevelopment Projects included herein are not assured to
occur but include the types and scopes of projects that represent reasonable expectations. The
City’s actual reimbursements of TIF funds shall be disbursed in compliance with the Act but
may be for other projects and costs not specifically anticipated herein. The types and scopes
of projects, investments and eligible project costs may be re-allocated from time to time by
the City Council upon adoption of written Redevelopment Agreements with private
developers.

6. The City hereby acknowledges it does not intend for the tax increment financing district to
generate sufficient funding to pay for all of the estimated public and private TIF eligible costs
discussed in this Redevelopment Plan. Other sources of funds that may be used to pay the
costs of implementing this TIF Redevelopment Plan may include, but are not limited to, the
following:

a. Private equity capital which is available to private Developers through their own cash
reserves or financing sources;

b. Assistance through Business Development District Financing and/or Enterprise Zone
incentives, if any;

c. Revenue available because of development assessments, purchase and sale agreements,
and leases entered between the City and other individuals or entities;

d. Improvements by third-party tenants;
e. Special Assessments;

f.  Special Service Areas, if any, that the City may create within the TIF Area and impose
additional property taxes upon properties located within such special service areas to
pay the costs of providing special services that may be performed from time to time
within such special service areas within the TIF Redevelopment Project Area and
which are in support of the goals and objectives of this TIF Redevelopment Plan;

g. Grants and loans from the United States or the State of Illinois, or any instrumentality
of the federal or state government and units of government thereof;

h. General revenues of the City, to the extent such revenue is not necessary to fund other
operations of the City;

1. The City may issue obligations in one or more series in the future, maturing and
bearing interest at rates and having such other terms and provisions determined by the
City by Ordinance and in whole or in par secured and/or paid from funds or deposits
credited to the “Northwoods Mall TIF District Special Tax Allocation Fund”; and
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j. Other legally permissible sources of public financing that may be identified at such
time in the future that the City may deem appropriate to fund TIF eligible project
costs.

The exact portion of project costs the City may lawfully reimburse from each of the above
referenced sources of funds will depend upon the availability of funds from these sources
and the approval of written redevelopment agreements by and between a private
developer(s) and the City of Peoria.

7. Subject to written redevelopment agreements, the City intends to use TIF or other cooperative
assistance it may legally offer to provide incentives to Private Developers for undertaking
Private Redevelopment Projects. Such cooperation may include without limitation the City
assisting or sponsoring the Developer, or agreeing to jointly apply with the Developer, for any
grant, award, subsidy, or additional funding which may be available from other governmental
sources as the result of the Developet’s or City’s activities. This may also include assisting with
or jointly applying for any grant, award, or subsidy which may be available as the result of the
City’s or the Developer’s activities.

8. No TIF funds shall be reimbursed to private Developers for TIF eligible project costs absent

an Ordinance approving a written Redevelopment Agreement adopted by a majority of the
Corporate Authorities of the municipality then holding office.

(ORAFT COPY) Northwoods Mall TIF District Redevelopment Plan / Page 51



Assessment of Financial Impact

Substantial new economic development is not expected to occur within the Redevelopment Project
Area without the creation of the Northwoods Mall TIF District. Without tax increment financing, the
overlapping taxing districts are not expected to experience any significant increase in real estate tax
revenue from the proposed Redevelopment Project Area.

Using real estate tax rates from tax year 2024 payable 2025 and assuming an increase in real estate

development of $300,000, or a $100,000 znerease in equalized assessed valuation, the projected annual

financial impact on the taxing bodies which levy taxes in the TIF District are as follows:

Projected Annual (Perceived)
Taxing Districts 2024 Payable 2025 Impact for each $100,000
Listed on Tax Bill Real Estate Tax Rate Increase in TIF EAV

Peoria USD #150" 4.94345% $4,943.45
City of Peotia 1.09805% $1,098.05
Peoria County 0.82410% $824.10
Pleasure Driveway Park District 0.74117% $741.17
Illinois Central Community College #514 0.46490% $464.90
Peoria Library District 0.44009% $440.09
Greater Peoria MTD 0.24488% $244.88
Greater Metro Airport Authority 0.21049% $210.49
Peoria Township 0.07765% $77.65
Peoria County Soil & Water 0.00040% $0.40
Greater Peoria Sanitary District 0.00000% $0.00

19 The majority of the TIF Area is within Property Tax Code 001. As of tax year 2024, the Westlake Shopping
Center was subject to an additional Special Service Area tax rate as associated with Property Tax Code 005.

11 As the TIF District relates to Peoria C.U.S.D. #150, the actual impact to the School District is less than the
perceived loss, as the TIF Act and the Illinois School Code both contain provisions which require the Illinois

State Board of Education to ignore increases in assessed valuation within a TIF District when calculating School
funding. An excerpt from the Act (65 ILCS 5/11-74.4-8) indicates the following:

“No part of the current equalized assessed valuation of each property in the redevelopment project area attributable to
any increase above the total initial equalized assessed value, or the total initial equalized assessed value as adjusted, of
such properties shall be used in calculating the general State school aid formula, provided for in Section 18-8 of the
School Code, until such time as all redevelopment project costs have been paid as provided for in this Section.”
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Anticipated Measures to Address Financial Impact

All taxing districts that may be affected by the TIF District continue to receive a proportionate share
of real estate tax revenue derived from the initial equalized assessed value of the parcels within the
redevelopment project area as provided in Section 65 ILCS 5/11-74.4-8(a) of the Act, which states:

“That portion of taxes levied upon each taxable lot, block, tract or parcel of real property which is attributable
to the lower of the current equalized assessed value or the initial equalized assessed value of each such taxable
lot, block, tract or parcel of real property in the redevelopment project area shall be allocated to and when
collected shall be paid by the county collector to the respective affected taxing districts in the manner required by
law in the absence of the adoption of tax increment allocation financing.”

The City may approve Intergovernmental Agreements with taxing districts during the life of the TIF
District if there are any additional impacts resulting from development within the Redevelopment
Project Area. If any portion of the City’s TIF funds are paid as a reimbursement for additional capital
costs that a taxing district(s) incurs because of the Northwoods Mall TIF District, the taxing district(s)
shall be required to provide the City with an accounting of said capital costs as part of an ongoing
impact analysis.

Ongoing Reporting and Accountability

The City will notify each of the overlapping taxing districts of any proposed enlargement or future
amendments of the Northwoods Mall TIF District Redevelopment Project Area, Plan and Projects as
required by the Act.

The City shall file TIF District Annual Reports with the Office of the Illinois Comptroller and in
accordance with the requirement of the Act.

Pursuant to Section 5/11-74.4-5 (e) of the Act, the Joint Review Board
will review the effectiveness and the status of the redevelopment project
area following the end of each of the City’s fiscal years during the life of
the Northwoods Mall TIF District. The Joint Review Board includes
representatives of the taxing districts that have the authority to directly
levy taxes on the property within the redevelopment project area at the
time that the TIF District is approved.
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SECTION VII.
OTHER STATUTORY REQUIREMENTS

General Land Uses. The general uses of the land within the Northwoods Mall TIF District
Redevelopment Project Area shall conform to the existing and future land uses as well as current and
future zoning and subdivision codes of the City of Peoria.

Certification of No Displacement of Residential Units. The proposed Redevelopment Project
Area does not contain more than seventy-five (75) inhabited residential units. Therefore, the City of
Peoria hereby certifies that the Redevelopment Plan will not result in the displacement of residents
from ten or more inhabited residential units.

Eminent Domain. The City of Peoria hereby declares that the qualifying characteristics of blighted
and conservation areas as provided herein for establishing the Northwoods Mall TIF District
Redevelopment Project Area as a combination of Blighted and Conservation areas pursuant to the Tax
Increment Allocation Redevelopment Act (65 ILCS 5/11-74.4 et. seq.) shall not be used by the City
for the purpose of exercising its authority under the Eminent Domain Act (735 ILCS 30/1-1-1 ez. seq.)
if such authority is ever exercised.

Commitment to Fair Employment. The City of Peoria will comply with fair employment practices
and an Affirmative Action Plan in the implementation of this Redevelopment Plan and Projects.

Amending the Northwoods Mall TIF District Redevelopment Plan. The Redevelopment Plan
may be amended in accordance with the Tax Increment Allocation Redevelopment Act (65 ILCS
11/74.4 et. seq.) and other applicable City Ordinances.

Additional Changes Relating to Establishment of the Northwoods Mall TIF District. Pursuant
to Section 5/11-74.4-5 of the Act, the City may make changes in the Redevelopment Plan, Projects,
and Area any time prior to the adoption by the City of an ordinance approving the Redevelopment
Plan. Prior to the adoption of such ordinance, and at any time during the life of the Northwoods Mall
TIF District, the City will:

1. complete the annexation of any parcels within the proposed redevelopment project area that
are not already within the City of Peoria; and

2. exclude from the redevelopment project area any parcel(s) for which any member of the
corporate authority, or an employee or consultant of the City involved in the planning and
preparation of the Redevelopment Plan, Area or Project directly or indirectly owns or controls
an interest - unless said individual chooses to disclose such an interest and refrain from any
further official involvement in regard to the redevelopment plan, projects, and Area pursuant
to Section 5/11-74.4-4(n) of the Act.

Term of the Northwoods Mall TIF District Redevelopment Plan and Projects. Unless extended
by the Illinois Legislature, the Northwoods Mall TIF District Redevelopment Plan and District shall
be completed no later than December 31 of the year in which payment is made to the City Treasurer
with respect to ad valorem taxes levied in the 23" calendar year after the year in which the ordinances
approving the TIF District Redevelopment Plan and Projects are adopted by the City Council. The
City intends to utilize the incremental revenues generated in the 23" year of the TIF District and
received by the City in the following 24" year for those projects included in the Redevelopment Plan.
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Nature and Term of Bonds or Notes. The City may utilize a “pay-as-you-go” approach to financing
private eligible project costs. The City may also issue bonds or other obligations to fund public
infrastructure or other eligible project costs. Such obligations would not exceed 20 years in length or
the term of the District, whichever is less. The City may also issue revenue bonds, notes, or other
obligations to fund private eligible project costs as well, which would also be limited to 20 years in
length. The repayment of debt service of these obligations would be limited to the increments
generated as permitted by the Act or any other sources of funds the City may lawfully pledge.

Contiguous Redevelopment Project Areas. The City may establish other TIF Districts which are
contiguous to the Northwoods Mall TIF District. It is hereby anticipated that eligible redevelopment
project costs in such contiguous TIF Districts may be paid or reimbursed from increment generated
in any adjacent, contiguous redevelopment project areas as provided by the Act.

SECTION VIII. CONCLUSION

The City of Peoria, Peoria County, Illinois has determined that, to promote the health, safety, morals,
and welfare of the public, blighted conditions need to be eradicated, conservation measures instituted,
and that redevelopment within the proposed Northwoods Mall TIF District should be undertaken.
Furthermore, to remove and alleviate adverse conditions, it is necessary to encourage private
investment and restore and enhance the tax base of the taxing districts by the development or
redevelopment of the Area (see Appendix “B”).

The City finds that the redevelopment project area as-a-whole has not been subject to growth and
development through investment by private enterprise and that the area would not reasonably be
anticipated to be developed without the adoption of the redevelopment plan. Based on the documents
and information provided herein, the City hereby concludes that the Northwoods Mall TIF District
Redevelopment Project Area qualifies pursuant to the requirements of the TIF Act.

The Mayor and City Council hereby conclude that it is in the best interest of the City and that the

citizens of Peoria will benefit by the adoption of this Northwoods Mall Tax Increment Financing
(TIF) District Redevelopment Project Area, Plan and Projects.

CITY OF PEORIA, ILLINOIS

By:
Mayor ‘ m
Date / / 2026 ’-—
CITY OF
Attest: PEORIA

City Clerk

Date / / 2026
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SECTION IX. EXHIBITS
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EXHIBIT 1

NORTHWOODS MALL TIF DISTRICT
REDEVELOPMENT PROJECT AREA BOUNDARY MAP

Northwoods Mall Tax Increment Financing (TIF) District
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EXHIBIT 2

NORTHWOODS MALL TIF DISTRICT
BOUNDARY DESCRIPTION

A PART OF SECTIONS 19, 20, 29, AND 30 ALL IN TOWNSHIP 9 NORTH, RANGE 8 EAST OF THE
FOURTH PRINCIPAL MERIDIAN IN PEORIA COUNTY, ILLINOIS, SAID PART BEING MORE
PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHWEST CORNER OF A TRACT DESCRIBED IN DOCUMENT NO.
1991029642, SAID POINT ALSO BEING ON THE NORTHERLY RIGHT-OF-WAY LINE OF
FEDERAL AID INTERSTATE ROUTE 74; THENCE NORTH ALONG THE WEST LINE OF SAID
TRACT TO THE NORTHWEST CORNER OF SAID TRACT, SAID POINT ALSO BEING ON THE
NORTH LINE OF THE NORTHWEST QUARTER OF SAID SECTION 30 AND LAKE AVENUE,;
THENCE EAST ALONG SAID SECTION LINE AND SAID LAKE AVENUE TO THE SOUTHEAST
CORNER OF TRACT 2 DESCRIBED IN DOCUMENT NO. 2004004374, SAID POINT ALSO BEING
ON THE SOUTH LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 19 AND THE WEST
RIGHT-OF-WAY LINE OF WILCO DRIVE; THENCE NORTH ALONG SAID WEST RIGHT-OF-
WAY LINE AND THE EAST LINE OF SAID TRACT 2 TO A POINT ON THE EXTENSION OF THE
NORTH RIGHT-OF-WAY LINE OF LAKE AVENUE; THENCE EAST ALONG SAID EXTENSION
OF SAID NORTH RIGHT-OF-WAY LINE TO THE SOUTHWEST CORNER OF A TRACT
DESCRIBED IN DOCUMENT NO. 2021024963, SAID POINT ALSO BEING THE EAST RIGHT-OF-
WAY LINE OF WILCO DRIVE; THENCE EAST ALONG THE SOUTH LINE OF SAID TRACT AND
SAID NORTH RIGHT-OF-WAY LINE OF LAKE AVENUE TO THE SOUTHEAST CORNER OF
SAID TRACT; THENCE NORTH ALONG THE EAST LINE OF SAID TRACT AND EXTENSION
THEREOF TO THE NORTHEAST CORNER OF A TRACT DESCRIBED IN DOCUMENT NO.
1997021691, SAID POINT ALSO BEING ON THE SOUTH LINE OF A TRACT DESCRIBED IN
DOCUMENT 1997021690; THENCE EAST ALONG SAID SOUTH LINE TO THE SOUTHEAST
CORNER OF SAID TRACT; THENCE NORTH ALONG THE EAST LINE OF SAID TRACT AND
EXTENSION THEREOF TO THE NORTHEAST CORNER OF A TRACT DESCRIBED IN
DOCUMENT NO. 2024009568; THENCE WEST ALONG THE NORTH LINE OF SAID TRACT TO
THE SOUTHEAST CORNER OF A TRACT DESCRIBED IN DOCUMENT 2013030788; THENCE
NORTH ALONG THE EAST LINE OF SAID TRACT TO THE NORTHEAST CORNER OF SAID
TRACT, SAID POINT ALSO BEING ON THE SOUTH LINE OF A TRACT DESCRIBED IN
DOCUMENT NO. 2023010578; THENCE EAST ALONG SAID SOUTH LINE AND EXTENSION
THEREOF TO A SOUTHEAST CORNER OF A TRACT DESCRIBED IN DOCUMENT NO.
2020024931, SAID POINT ALSO BEING ON THE WESTERLY RIGHT-OF-WAY LINE OF
ROCKWOOD DRIVE; THENCE NORTHEASTERLY AND NORTHERLY ALONG THE EASTERLY

LINE OF SAID TRACT AND SAID WESTERLY RIGHT-OF-WAY LINE TO THE NORTHEAST
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CORNER OF SAID TRACT, SAID POINT ALSO BEING THE SOUTH RIGHT-OF-WAY LINE OF
SCENIC DRIVE; THENCE NORTHERLY ALONG AN EXTENSION OF THE WESTERLY RIGHT-
OF-WAY LINE OF ROCKWOOD DRIVE TO A POINT ON THE NORTH RIGHT-OF-WAY LINE
OF SCENIC DRIVE, SAID POINT ALSO BEING ON THE SOUTH LINE OF A TRACT DESCRIBED
IN DOCUMENT NO. 2025004782; THENCE EAST ALONG SAID SOUTH LINE AND SAID NORTH
RIGHT-OF-WAY LINE TO THE SOUTHEAST CORNER OF SAID TRACT, SAID POINT ALSO
BEING THE WESTERLY RIGHT-OF-WAY LINE OF ROCKWOOD DRIVE; THENCE NORTH
ALONG THE EAST LINE OF SAID TRACT AND SAID WESTERLY RIGHT-OF-WAY LINE TO THE
NORTHEAST CORNER OF SAID TRACT; THENCE WEST ALONG THE NORTH LINE OF SAID
TRACT AND EXTENSION THEREOF TO THE SOUTHWEST CORNER OF A TRACT DESCRIBED
IN DOCUMENT NO. 1997018691; THENCE NORTH ALONG THE WEST LINE OF SAID TRACT
TO THE NORTHWEST CORNER OF SAID TRACT, SAID POINT ALSO BEING ON THE SOUTH
RIGHT-OF-WAY LINE OF EUGENIE AVENUE; THENCE NORTH ALONG AN EXTENSION OF
THE WEST LINE OF SAID TRACT TO THE NORTH RIGHT-OF-WAY LINE OF EUGENIE
AVENUE, SAID POINT ALSO BEING ON THE SOUTHWEST CORNER OF A TRACT DESCRIBED
IN DOCUMENT NO. 2007037160; THENCE EAST ALONG THE SOUTH LINE OF SAID TRACT
AND SAID NORTH RIGHT-OF-WAY LINE TO THE SOUTHEAST CORNER OF SAID TRACT,
THENCE NORTH ALONG THE EAST LINE OF SAID TRACT TO THE NORTHEAST CORNER OF
SAID TRACT; THENCE EAST ALONG AN EXTENSION OF THE NORTH LINE OF SAID TRACT
TO THE SOUTHEAST CORNER OF A TRACT DESCRIBED IN DOCUMENT NO. 1995008408, SAID
POINT ALSO BEING ON THE WESTERLY RIGHT-OF-WAY LINE OF ROCKWOOD DRIVE;
THENCE EAST ALONG THE EXTENSION OF THE SOUTH LINE OF SAID TRACT TO A POINT
ON THE EASTERLY RIGHT-OF-WAY LINE OF ROCKWOOD DRIVE, SAID POINT ALSO BEING
ON THE WEST LINE OF A TRACT DESCRIBED IN DOCUMENT NO. 2022014880; THENCE
SOUTHERLY ALONG THE WEST LINE OF SAID TRACT AND SAID EASTERLY RIGHT-OF-WAY
LINE OF ROCKWOOD DRIVE TO THE SOUTHWEST CORNER OF SAID TRACT, THENCE EAST
ALONG THE SOUTH LINE OF SAID TRACT TO THE SOUTHEAST CORNER OF SAID TRACT,
SAID POINT ALSO BEING ON THE WESTERLY RIGHT-OF-WAY LINE OF STERLING AVENUE;
THENCE NORTHERLY ALONG THE EASTERLY LINE OF SAID TRACT AND SAID WESTERLY
RIGHT-OF-WAY LINE OF STERLING AVENUE TO THE NORTH CORNER OF SAID TRACT;
THENCE SOUTHWESTERLY ALONG A CURVE TO THE RIGHT OF SAID TRACT TO THE
NORTH LINE THEREOF; THENCE WESTERLY ALONG SAID NORTH LINE AND EXTENSION
THEREOF TO THE EXTENSION OF THE EASTERNMOST LINE OF A TRACT DESCRIBED IN
DOCUMENT NO. 2005009872; THENCE NORTHERLY ALONG SAID EXTENSION OF SAID
EASTERNMOST LINE AND WESTERLY RIGHT-OF-WAY LINE OF ROCKWOOD DRIVE TO A
DEFLECTION POINT; THENCE NORTHWESTERLY ALONG SAID LINES TO A NORTHEAST
CORNER OF SAID TRACT, SAID POINT ALSO BEING THE SOUTHERLY RIGHT-OF-WAY LINE
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OF GLEN AVENUE; THENCE NORTHWESTERLY ON AN EXTENSION OF SAID WESTERLY
RIGHT-OF-WAY LINE OF ROCKWOOD DRIVE TO THE SOUTHEAST CORNER OF A TRACT
DESCRIBED IN DOCUMENT NO. 2025007199, SAID POINT ALSO BEING THE INTERSECTION
OF THE NORTHERLY RIGHT-OF-WAY LINE OF GLEN AVENUE AND THE WESTERLY RIGHT-
OF-WAY LINE WAR MEMORIAL DRIVE, LOCATED IN THE NORTHWEST QUARTER OF SAID
SECTION 19; THENCE EASTERLY TO THE SOUTHWEST CORNER OF A TRACT DESCRIBED IN
DOCUMENT NO. 2021015444, SAID POINT ALSO BEING THE INTERSECTION OF THE
NORTHERLY RIGHT-OF-WAY LINE OF GLEN AVENUE AND THE EASTERLY RIGHT-OF-WAY
LINE OF WAR MEMORIAL DRIVE, LOCATED IN THE NORTHEAST QUARTER OF SAID
SECTION 19; THENCE EASTERLY ALONG SAID NORTHERLY RIGHT-OF-WAY LINE OF GLEN
AVE TO THE WESTERLY RIGHT-OF-WAY LINE OF RENWOOD AVENUE; THENCE
SOUTHEASTERLY TO THE INTERSECTION OF THE EASTERLY RIGHT-OF-WAY LINE OF
RENWOOD AVENUE AND NORTHERLY RIGHT-OF-WAY LINE OF GLEN AVENUE; THENCE
EASTERLY ALONG SAID NORTHERLY RIGHT-OF-WAY LINE OF GLEN AVENUE TO THE
SOUTHWEST CORNER OF A TRACT DESCRIBED IN DOCUMENT NO. 2018007104; THENCE
NORTHERLY ALONG THE WEST LINE OF SAID TRACT TO THE NORTHWEST CORNER
THEREOF; THENCE EASTERLY ALONG THE NORTH LINE AND THE EXTENSION THEREOF
TO THE NORTHEAST CORNER OF A TRACT DESCRIBED IN DOCUMENT NO. 2019010051;
THENCE SOUTHERLY ALONG THE EAST LINE THEREOF TO A NORTH LINE OF SAID TRACT;
THENCE EASTERLY ALONG SAID NORTH LINE TO THE EASTERNMOST LINE OF SAID
TRACT; THENCE SOUTHERLY ALONG SAID EASTERNMOST LINE TO THE SOUTHEAST
CORNER OF SAID TRACT, SAID POINT ALSO BEING ON THE NORTHERLY RIGHT-OF-WAY
LINE OF GLEN AVENUE, THENCE EASTERLY ALONG SAID NORTHERLY RIGHT-OF-WAY
LINE TO THE WESTERLY RIGHT-OF-WAY LINE OF RONALD ROAD; THENCE EASTERLY TO
THE SOUTHWEST CORNER OF A TRACT DESCRIBED IN DOCUMENT NO. 2015001655, SAID
POINT ALSO BEING THE EASTERLY RIGHT-OF-WAY LINE OF RONALD ROAD; THENCE
EASTERLY ALONG SAID NORTHERLY RIGHT-OF-WAY LINE OF GLEN AVENUE TO THE
SOUTHEAST CORNER OF SAID TRACT; THENCE SOUTHERLY TO THE NORTHEAST CORNER
OF A TRACT DESCRIBED IN DOCUMENT NO. 2016000685, SAID POINT ALSO BEING ON THE
SOUTHERLY RIGHT-OF-WAY LINE OF GLEN AVENUE, LOCATED IN THE SOUTHEAST
QUARTER OF SAID SECTION 19; THENCE SOUTHERLY ALONG THE EAST LINE OF SAID
TRACT TO THE EAST LINE OF A TRACT DESCRIBED IN DOCUMENT NO. 2023000807; THENCE
SOUTHERLY ALONG SAID EAST LINE TO THE NORTH LINE OF A TRACT DESCRIBED IN
DOCUMENT NO. 2005025117; THENCE EASTERLY ALONG SAID NORTH LINE TO THE EAST
LINE OF SAID TRACT; THENCE SOUTHERLY ALONG SAID EAST LINE AND EXTENSION
THEREOF TO THE NORTH LINE OF A TRACT DESCRIBED IN DOCUMENT NO. 2019008372,
THENCE EASTERLY ALONG SAID NORTH LINE TO THE EAST LINE OF SAID TRACT; THENCE
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SOUTHERLY ALONG SAID EAST LINE TO THE NORTH LINE OF A TRACT DESCRIBED IN
DOCUMENT NO. 2005032248; THENCE EASTERLY ALONG SAID NORTH LINE TO THE NORTH
LINE OF A TRACT DESCRIBED IN DOCUMENT 2014023485, THENCE EASTERLY ALONG SAID
NORTH LINE TO THE NORTH LINE OF A TRACT DESCRIBED IN DOCUMENT 2023005660
THENCE EASTERLY ALONG SAID NORTH LINE TO THE EAST LINE OF A TRACT DESCRIBED
IN DOCUMENT NO. 2019020718; THENCE NORTHERLY ALONG SAID EAST LINE TO THE
NORTHERLY RIGHT-OF-WAY LINE OF BEL AIRE AVENUE; THENCE EASTERLY ALONG SAID
NORTHERLY RIGHT-OF-WAY LINE TO THE EXTENSION OF THE WESTERLY LINE OF A
TRACT DESCRIBED IN DOCUMENT NO. 2014024946, THENCE SOUTHERLY ALONG SAID
EXTENSION OF SAID WESTERLY LINE TO THE SOUTH LINE OF SAID TRACT; THENCE
EASTERLY ALONG SAID SOUTH LINE TO AN EAST LINE OF A TRACT DESCRIBED IN
DOCUMENT NO. 2004020870; THENCE SOUTHERLY ALONG SAID EAST LINE TO A SOUTH
LINE OF SAID TRACT; THENCE WESTERLY ALONG SAID SOUTH LINE TO AN EAST LINE OF
SAID TRACT; THENCE SOUTHERLY ALONG SAID EAST LINE TO A NORTH LINE OF SAID
TRACT; THENCE EASTERLY ALONG SAID NORTH LINE TO AN EAST LINE OF SAID TRACT;
THENCE SOUTHERLY ALONG SAID EAST LINE TO A NORTH LINE OF SAID TRACT; THENCE
EASTERLY ALONG SAID NORTH LINE TO AN EAST LINE OF SAID TRACT, SAID EAST LINE
ALSO BEING ON A SECTION LINE; THENCE SOUTHERLY ALONG SAID EAST LINE TO A
SOUTH LINE OF SAID TRACT; THENCE WESTERLY ALONG SAID SOUTH LINE TO AN EAST
LINE OF SAID TRACT; THENCE SOUTHERLY ALONG SAID EAST LINE TO A NORTH LINE OF
SAID TRACT; THENCE EASTERLY ALONG SAID NORTH LINE TO AN EAST LINE OF SAID
TRACT; THENCE SOUTHERLY ALONG SAID EAST LINE TO THE EAST LINE OF A TRACT
DESCRIBED IN DOCUMENT NO. 2018011658; THENCE SOUTHERLY ALONG SAID EAST LINE
TO AN EAST LINE OF A TRACT DESCRIBED IN DOCUMENT NO. 2022006778, THENCE
SOUTHERLY ALONG SAID EAST LINE TO A NORTH LINE OF SAID TRACT; THENCE
EASTERLY ALONG SAID NORTH LINE TO AN EAST LINE OF SAID TRACT, SAID EAST LINE
ALSO BEING ON A SECTION LINE; THENCE SOUTHERLY ALONG SAID EAST LINE TO A
SOUTH LINE OF A TRACT DESCRIBED IN DOCUMENT NO. 1993034759; THENCE EASTERLY
ALONG SAID SOUTH LINE TO A WEST LINE OF SAID TRACT; THENCE SOUTHERLY ALONG
SAID WEST LINE TO THE NORTHERLY RIGHT-OF-WAY LINE OF LAKE AVENUE; THENCE
EASTERLY ALONG SAID NORTHERLY RIGHT-OF-WAY LINE OF LAKE AVENUE TO THE
EXTENSION OF THE SOUTHEASTERLY LINE OF A TRACT DESCRIBED IN DOCUMENT NO.
2016015055; THENCE SOUTHWESTERLY ALONG SAID EXTENSION OF SAID SOUTHEASTERLY
LINE TO THE SOUTHWESTERLY LINE OF A TRACT DESCRIBED IN DOCUMENT NO.
2020004834, SAID LINE ALSO BEING ON THE NORTHEASTERLY RIGHT-OF-WAY LINE OF
WAR MEMORIAL DRIVE; THENCE SOUTHEASTERLY ALONG SAID NORTHEASTERLY
RIGHT-OF-WAY LINE OF WAR MEMORIAL DRIVE TO THE SOUTHEASTERLY LINE OF SAID
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TRACT; THENCE NORTHEASTERLY ALONG SAID SOUTHEASTERLY LINE TO THE
SOUTHWESTERLY LINE OF A TRACT DESCRIBED IN DOCUMENT NO. 2022004302, SAID
SOUTHWESTERLY LINE ALSO BEING ON SAID NORTHEASTERLY RIGHT-OF-WAY LINE OF
WAR MEMORIAL DRIVE; THENCE SOUTHEASTERLY ALONG SAID NORTHEASTERLY RIGHT-
OF-WAY LINE TO THE NORTHWESTERLY RIGHT-OF-WAY LINE OF WEST AIRE AVENUE,;
THENCE SOUTHEASTERLY TO THE INTERSECTION OF THE SOUTHEASTERLY RIGHT-OF-
WAY LINE OF WEST AIRE AVENUE AND THE NORTHEASTERLY RIGHT-OF-WAY LINE OF
WAR MEMORIAL DRIVE; THENCE SOUTHEASTERLY ALONG SAID NORTHEASTERLY RIGHT-
OF-WAY LINE TO THE SOUTHEASTERLY RIGHT-OF-WAY LINE OF WAR MEMORIAL DRIVE;
THENCE SOUTHWESTERLY ALONG SAID SOUTHEASTERLY RIGHT-OF-WAY LINE TO THE
NORTHEASTERLY RIGHT-OF-WAY LINE OF WAR MEMORIAL DRIVE; THENCE
SOUTHEASTERLY ALONG SAID NORTHEASTERLY RIGHT-OF-WAY LINE TO THE
SOUTHEAST CORNER OF A TRACT DESCRIBED IN DOCUMENT NO. 1993012886; THENCE
SOUTHWESTERLY TO THE NORTHERNMOST CORNER OF A TRACT DESCRIBED IN
DOCUMENT NO. 2016008617, SAID POINT ALSO BEING ON THE SOUTHWESTERLY RIGHT-
OF-WAY LINE OF WAR MEMORIAL DRIVE; THENCE SOUTHWESTERLY ALONG THE
NORTHWESTERLY LINE OF SAID TRACT TO THE NORTHEASTERLY LINE OF A TRACT
DESCRIBED IN DOCUMENT NO. 2005016026, SAID POINT ALSO BEING ON SAID
SOUTHWESTERLY RIGHT-OF-WAY LINE OF WAR MEMORIAL DRIVE; THENCE
NORTHWESTERLY ALONG SAID NORTHEASTERLY LINE OF SAID TRACT AND SAID
SOUTHWESTERLY RIGHT-OF-WAY LINE TO THE NORTHEASTERLY LINE OF A TRACT
DESCRIBED AS OUTLOT A IN SAID DOCUMENT NO. 2005016026, SAID POINT ALSO BEING ON
THE SOUTHWESTERLY RIGHT-OF-WAY LINE OF WAR MEMORIAL DRIVE; THENCE
NORTHWESTERLY ALONG SAID NORTHEASTERLY LINE TO THE SOUTHEASTERLY LINE OF
A TRACT DESCRIBED IN DOCUMENT NO. 1999034529; THENCE NORTHEASTERLY ALONG
SAID SOUTHEASTERLY LINE OF SAID TRACT TO A NORTHEASTERLY LINE OF SAID TRACT,
SAID NORTHEASTERLY LINE ALSO BEING ON THE SOUTHWESTERLY RIGHT-OF-WAY LINE
OF WAR MEMORIAL DRIVE; THENCE NORTHWESTERLY ALONG SAID LINES TO THE
NORTHWESTERLY LINE OF SAID TRACT; THENCE SOUTHWESTERLY ALONG SAID
NORTHWESTERLY LINE AND SAID SOUTHWESTERLY RIGHT-OF-WAY LINE OF WAR
MEMORIAL DRIVE TO THE NORTHEASTERLY LINE OF A TRACT DESCRIBED IN DOCUMENT
NO. 2024006274; THENCE NORTHWESTERLY ALONG SAID NORTHEASTERLY LINE OF SAID
TRACT AND SAID SOUTHWESTERLY RIGHT-OF-WAY LINE OF WAR MEMORIAL DRIVE TO
THE NORTHWEST CORNER OF SAID TRACT; THENCE SOUTHWESTERLY ALONG THE
NORTHWESTERLY LINE OF SAID TRACT TO THE SOUTHWEST CORNER OF SAID TRACT;
SAID POINT ALSO BEING ON THE NORTHEASTERLY RIGHT-OF-WAY LINE OF FEDERAL AID
INTERSTATE ROUTE 74; THENCE NORTHWESTERLY ALONG THE SOUTHERLY LINES OF
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TRACTS DESCRIBED IN DOCUMENT NO’S: 2024006274,2008037798, 2006013134, AND 2008034834,
SAID SOUTHERLY LINES ALSO BEING ON SAID NORTHEASTERLY RIGHT-OF-WAY LINE OF
FEDERAL AID INTERSTATE ROUTE 74 TO THE SOUTHERNMOST CORNER OF A TRACT
DESCRIBED IN DOCUMENT NO. 2000000425; THENCE NORTHWESTERLY AND NORTHERLY
ALONG THE SOUTHERLY AND WESTERLY LINES OF SAID TRACT AND NORTHEASTERLY
AND EASTERLY RIGHT-OF-WAY LINE OF FEDERAL AID INTERSTATE ROUTE 74 TO THE
NORTHWEST CORNER OF SAID TRACT; THENCE NORTHWESTERLY TO THE NORTHEAST
CORNER OF A TRACT DESCRIBED IN DOCUMENT NO. 2025004811, SAID POINT ALSO BEING
ON THE WESTERLY RIGHT-OF-WAY LINE OF FEDERAL AID INTERSTATE ROUTE 74;
THENCE SOUTHERLY AND SOUTHWESTERLY ALONG THE EASTERLY LINES OF SAID
TRACT TO THE SOUTHERNMOST CORNER OF SAID TRACT, SAID POINT ALSO BEING ON
THE NORTHEASTERLY RIGHT-OF-WAY LINE OF FEDERAL AID INTERSTATE ROUTE 74;
THENCE NORTHWESTERLY ALONG THE SOUTHERLY LINES OF TRACTS DESCRIBED IN
DOCUMENT NO’S: 2025004811, 2025004746, 2022016649, AND 2020025774, SAID SOUTHERLY
LINES ALSO BEING ON THE NORTHEASTERLY RIGHT-OF-WAY LINE OF FEDERAL AID
INTERSTATE ROUTE 74 TO THE SOUTHERLY LINE OF A TRACT DESCRIBED IN DOCUMENT
NO. 2025009424; THENCE NORTHWESTERLY ALONG SAID SOUTHERLY LINE AND SAID
NORTHEASTERLY RIGHT-OF-WAY LINE OF FEDERAL AID INTERSTATE ROUTE 74 TO THE
SOUTHWEST CORNER OF SAID TRACT, SAID POINT ALSO BEING THE INTERSECTION OF
THE EAST RIGHT-OF-WAY LINE OF STERLING AVENUE AND SAID NORTHEASTERLY
RIGHT-OF-WAY LINE OF FEDERAL AID INTERSTATE ROUTE 74; THENCE WESTERLY TO A
SOUTHEAST CORNER OF A TRACT DESCRIBED IN DOCUMENT NO. 2011008646, SAID POINT
ALSO BEING THE INTERSECTION OF THE WESTERLY RIGHT-OF-WAY LINE OF STERLING
AVENUE AND THE NORTHEASTERLY RIGHT-OF-WAY LINE OF FEDERAL AID INTERSTATE
ROUTE 74; THENCE SOUTHWESTERLY A RECORD DISTANCE OF 56.83 FEET ALONG SAID
NORTHEASTERLY RIGHT-OF-WAY LINE OF FEDERAL AID INTERSTATE ROUTE 74 AND
SOUTHERLY LINE OF SAID TRACT TO THE SOUTHERNMOST CORNER OF SAID TRACT;
THENCE NORTHWESTERLY ALONG THE SOUTHERLY LINES OF TRACTS DESCRIBED IN
DOCUMENT NO’S: 2011008646 AND 2015017257, SAID SOUTHERLY LINES ALSO BEING ON
SAID NORTHEASTERLY RIGHT-OF-WAY LINE OF FEDERAL AID INTERSTATE ROUTE 74 TO
THE SOUTHWESTERLY CORNER OF A TRACT DESCRIBED IN DOCUMENT NO. 2015017257
THENCE NORTHWEST TO THE SOUTHEASTERLY CORNER OF A TRACT DESCRIBED IN
DOCUMENT NO. 2023019017, SAID POINT ALSO BEING ON THE NORTHEASTERLY RIGHT-
OF-WAY LINE OF FEDERAL AID INTERSTATE ROUTE 74; THENCE NORTHWESTERLY AND
WESTERLY ALONG THE SOUTHERLY LINES OF TRACTS DESCRIBED IN DOCUMENT NO’S:
2023019017 AND 2023010376, SAID SOUTHERLY LINES ALSO BEING ON SAID
NORTHEASTERLY RIGHT-OF-WAY LINE TO THE SOUTHEAST CORNER OF A TRACT
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DESCRIBED IN DOCUMENT NO. 1991029642, THENCE NORTHWESTERLY ALONG THE
SOUTH LINE OF SAID TRACT AND SAID NORTHERLY RIGHT-OF-WAY LINE OF FEDERAL
AID INTERSTATE ROUTE 74 TO THE SOUTHWEST CORNER OF SAID TRACT AND POINT OF
BEGINNING.

EXCEPTING P.I.N. 14-19-379-004 & P.I.N. 14-19-379-013:

A PART OF THE SOUTHWEST QUARTER OF SECTION 19, TOWNSHIP 9 NORTH, RANGE 8 EAST
OF THE FOURTH PRINCIPAL MERIDIAN, PEORIA COUNTY, ILLINOIS. TRACTS BEING MORE
PARTICULARLY DESCRIBED IN DOCUMENT NO: 2024020376

EXCEPTING P.I.N. 14-19-379-014:

A PART OF THE SOUTHWEST QUARTER OF SECTION 19, TOWNSHIP 9 NORTH, RANGE 8 EAST
OF THE FOURTH PRINCIPAL MERIDIAN, PEORIA COUNTY, ILLINOIS. A TRACT BEING MORE
PARTICULARLY DESCRIBED IN DOCUMENT NO: 2020016977

EXCEPTING P.I.N. 14-19-401-001 & P.I.N. 14-19-401-017:

A PART OF THE SOUTHEAST QUARTER OF SECTION 19, TOWNSHIP 9 NORTH, RANGE 8 EAST
OF THE FOURTH PRINCIPAL MERIDIAN, PEORIA COUNTY, ILLINOIS. TRACTS BEING MORE
PARTICULARLY DESCRIBED IN DOCUMENT NO: 2022002906

EXCEPTING P.I.N. 14-19-401-015:

A PART OF THE SOUTHEAST QUARTER OF SECTION 19, TOWNSHIP 9 NORTH, RANGE 8 EAST
OF THE FOURTH PRINCIPAL MERIDIAN, PEORIA COUNTY, ILLINOIS. A TRACT BEING MORE
PARTICULARLY DESCRIBED IN DOCUMENT NO: 2024004615

EXCEPTING P.I.N. 14-19-401-018:

A PART OF THE SOUTHEAST QUARTER OF SECTION 19, TOWNSHIP 9 NORTH, RANGE 8 EAST
OF THE FOURTH PRINCIPAL MERIDIAN, PEORIA COUNTY, ILLINOIS. A TRACT BEING
MORE PARTICULARLY DESCRIBED IN DOCUMENT NO: 2010016053

EXCEPTING P.I.N. 14-19-401-020:

A PART OF THE SOUTHEAST QUARTER OF SECTION 19, TOWNSHIP 9 NORTH, RANGE 8 EAST
OF THE FOURTH PRINCIPAL MERIDIAN, PEORIA COUNTY, ILLINOIS. A TRACT BEING MORE
PARTICULARLY DESCRIBED IN DOCUMENT NO: 2020023300
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EXCEPTING P.I.N. 14-19-451-011:

THAT PART OF LOT 1 IN THE FIRST ADDITION TO NORTHWOODS, A SUBDIVISION OF PART
OF THE SOUTHEAST QUARTER OF SECTION 19, TOWNSHIP 9 NORTH, RANGE 8 EAST OF THE
FOURTH PRINCIPAL MERIDIAN, PEORIA COUNTY, ILLINOIS. A TRACT BEING MORE
PARTICULARLY DESCRIBED IN DOCUMENT NO: 2018005508

EXCEPTING P.I.N. 14-19-451-013:

LOT 2A OF THE SECOND ADDITION TO NORTHWOODS, A RESUBDIVISION OF LOT 2 AND
PART OF THE SOUTHEAST QUARTER OF SECTION 19, TOWNSHIP 9 NORTH, RANGE 8 EAST
OF THE FOURTH PRINCIPAL MERIDIAN, PEORIA COUNTY, ILLINOIS. A TRACT BEING MORE
PARTICULARLY DESCRIBED IN DOCUMENT NO: 2018005508

EXCEPTING P.I.N. 14-19-451-014:

LOT 2B OF THE SECOND ADDITION TO NORTHWOODS, A RESUBDIVISION OF LOT 2 AND
PART OF THE SOUTHEAST QUARTER OF SECTION 19, TOWNSHIP 9 NORTH, RANGE 8 EAST
OF THE FOURTH PRINCIPAL MERIDIAN, PEORIA COUNTY, ILLINOIS. A TRACT BEING MORE
PARTICULARLY DESCRIBED IN DOCUMENT NO: 2018005508

EXCEPTING P.I.N. 14-30-101-011:

A PART OF THE NORTHWEST QUARTER OF SECTION 30, TOWNSHIP 9 NORTH, RANGE 8
EAST OF THE FOURTH PRINCIPAL MERIDIAN, PEORIA COUNTY, ILLINOIS. A TRACT BEING
MORE PARTICULARLY DESCRIBED IN DOCUMENT NO: 2021001459

EXCEPTING P.I.N. 14-30-201-022 & 14-30-201-023:

LOTS 1 AND 2 IN FINAL SUBDIVISION PLAT OF QUATTRO PEORIA DEUX, LLC, BEING A
SUBDIVISION OF LOT 8A OF THE FINAL PLAT FOR NORTHWOODS THIRD ADDITION, A
SUBDIVISION OF PART OF LOT 8 OF NORTHWOODS SUBDIVISION, BEING A SUBDIVISION
OF PART OF THE NORTHEAST QUARTER OF SECTION 30, TOWNSHIP 9 NORTH, RANGE 8
EAST OF THE FOURTH PRINCIPAL MERIDIAN, PEORIA COUNTY, ILLINOIS. TRACTS BEING
MORE PARTICULARLY DESCRIBED IN DOCUMENT NO: 2021001459

ALL PIN’S ARE AS OF JULY 15, 2025.
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EXHIBIT 3
EXAMPLE TIF DISTRICT PROJECTIONS

NOTE: The following TIF Projections are examples based on estimates and do not represent an offer,
financial advice or acceptance of any terms relating to redevelopment projects or agreements.

The information and assumptions contained in this material are based upon information, material and
assumptions provided to Jacob & Klein, Ltd. (J&K) and the Economic Development Group, Ltd. (EDG) by
outside persons including public officials. J&K and EDG have not undertaken independent investigation to
verify any of the information or material contained herein. No warranty, express or implied, as to the accuracy
of the materials and information or the results projected in the foregoing presentation is made by J&K or EDG,
its officers or employees. J&K and EDG specifically disclaim the accuracy of the formulas and calculations and
has no obligation to investigate or update, recalculate, or revise the calculations. The material presented herein
is subject to risks, trends and uncertainties that could cause actual events to differ materially from those
presented. Those providing information contained in this presentation have represented to J&K and EDG that,
as of the date it was provided, the information was accurate to the best of their knowledge. Any person viewing,
reviewing, or utilizing this presentation should do so subject to all of the foregoing limitations and shall conduct
independent investigation to verify the assumptions and calculations contained herein. By acceptance and use
of this presentation, the user accepts all of the foregoing limitations and releases J&K and EDG from any
liability in connection therewith. J&K and EDG are not providing financial advice.

All TIF Projections estimated herein assume an annual real estate tax rate of 9.04518%, therefore actual results
will vary depending on the property location within the TIF Redevelopment Project Area and the applicable
estate tax code as may be determined.

(The remainder of this page is intentionally left blank.)
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SECTION X. APPENDICIES
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APPENDIX A.
TAX INCREMENT FINANCING TERMS AND DEFINITIONS

The City of Peoria is establishing its Northwoods Mall TIF District pursuant to the Tax Increment
Allocation Redevelopment Act (65 ILCS 5/11-74.4 et seq.). Certain terms are used in this
Redevelopment Plan which are defined in the Tax Increment Allocation Redevelopment Act. The
following terms shall mean:

Municipality: An incorporated City, Village or Town in the State of Illinois.

Redevelopment Project Area: An area designated by the municipality, which is not less in the
aggregate than 12 acres and in respect to which the municipality has made a finding that there exist
conditions which cause the area to be classified as an industrial park conservation area or a blighted
area or a conservation area, or a combination of both blighted areas and conservation areas.

Redevelopment Plan: The comprehensive program of the municipality for development or
redevelopment intended by the payment of redevelopment project costs to reduce or eliminate those
conditions the existence of which qualified the redevelopment project area as a "blighted area" or
"conservation area" or combination thereof or "industrial park conservation area," and thereby to
enhance the tax bases of the taxing districts which extend into the redevelopment project area.

Redevelopment Project: Any public and private development project in furtherance of the
objectives of a redevelopment plan.

Redevelopment Project Costs: Redevelopment Project Costs include the sum total of all 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 include, without limitation, the
following:

A. Costs of studies, surveys, development of plans, and specifications, implementation and
administration of the redevelopment plan including but not limited to staff and professional
service costs for architectural, engineering, legal, financial, planning or other services, provided
however that no charges for professional services may be based on a percentage of the tax
increment collected; except that on and after the effective date of this amendatory Act of the
91st General Assembly, no contracts for professional services, excluding architectural and
engineering services, may be entered into if the terms of the contract extend beyond a period
of 3 years. In addition, "redevelopment project costs" shall not include lobbying expenses.
After consultation with the municipality, each tax increment consultant or advisor to a
municipality that plans to designate or has designated a redevelopment project area shall
inform the municipality in writing of any contracts that the consultant or advisor has entered
into with entities or individuals that have received, or are receiving, payments financed by tax
increment revenues produced by the redevelopment project area with respect to which the
consultant or advisor has performed, or will be performing, service for the municipality. This
requirement shall be satisfied by the consultant or advisor before the commencement of
services for the municipality and thereafter whenever any other contracts with those
individuals or entities are executed by the consultant or advisor;

B. The cost of marketing sites within the redevelopment project area to prospective businesses,
developers, and investors;

C. Property assembly costs, including but not limited to acquisition of land and other property,
real or personal, or rights or interests therein, demolition of buildings, site preparation, site
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improvements that serve as an engineered barrier addressing ground level or below ground
environmental contamination, including, but not limited to parking lots and other concrete or
asphalt barriers, and the clearing and grading of land;

D. Costs of rehabilitation, reconstruction or repair or remodeling of existing public or private
buildings, fixtures, and leasehold improvements; and the cost of replacing an existing public
building if pursuant to the implementation of a redevelopment project the existing public
building is to be demolished to use the site for private investment or devoted to a different
use requiring private investment;

E. Costs of the construction of public works or improvements;

F. Costs of job training and retraining projects, including the cost of "welfare to work" programs
implemented by businesses located within the redevelopment project area;

G. TFinancing 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 hereunder including interest 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;

H. To the extent the municipality by written agreement accepts and approves the same, all or a
portion of a taxing district's capital costs resulting from the redevelopment project necessarily
incurred or to be incurred within a taxing district in furtherance of the objectives of the
redevelopment plan/project;

I.  Relocation costs to the extent that a municipality determines that relocation costs shall be paid
ot is required to make payment of relocation costs by Federal or State law or in order to satisfy
subparagraph (7) of subsection (n);

J. Payment in lieu of taxes are those estimated tax revenues from real property in a
redevelopment project area derived from real property that has been acquired by a municipality
which according to the redevelopment project or plan is to be used for a private use which
taxing districts would have received had a municipality not acquired the real property and
adopted tax increment allocation financing and which would result from levies made after the
time of the adoption of the tax increment allocation financing to the time the current equalized
value of real property in the redevelopment project area exceeds the total initial equalized value
of real property in said area;

K. Costs of job training, retraining, advanced vocational education or career education, including
but not limited to courses in occupational, semi-technical or technical fields leading directly to
employment, incurred by one or more taxing districts, provided that such costs (i) are related
to the establishment and maintenance of additional job training, advanced vocational
education or career education programs for persons employed or to be employed by
employers located in a redevelopment project area; and (ii) when incurred by a taxing district
ot taxing districts other than the municipality, are set forth in a written agreement by or among
the municipality 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;

L. Interest costincurred by a redeveloper related to the construction, renovation or rehabilitation
of a redevelopment project provided that: 1) such costs are to be paid directly from the special
tax allocation fund established pursuant to this Act; 2) such payments in any one year may not
exceed 30% of the annual interest costs incurred by the redeveloper with regard to the
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redevelopment project during that year; 3) if there are not sufficient funds available in the
special tax allocation fund to make the payment pursuant to this paragraph then the amounts
so due shall accrue and be payable when sufficient funds are available in the special tax
allocation fund; 4) the total of such interest payments paid pursuant to this Act may not exceed
30% of the total (i) cost paid or incurred by the redeveloper for the redevelopment project
plus (i) redevelopment project costs excluding any property assembly costs and any relocation
costs incurred by a municipality pursuant to this Act.

Taxing Districts: Counties, townships, cities and incorporated towns and Cities, school, road, park,
sanitary, mosquito abatement, forest preserve, public health, fire protection, river conservancy,
tuberculosis sanitarium and any other municipal corporations or districts with the power to levy taxes.

Taxing Districts' Capital Costs: Those costs of taxing districts for capital improvements that are
found by the municipal corporate authorities to be necessary and directly result from the
redevelopment project.

Obligations: Bonds, loans, debentures, notes, special certificates, or other evidence of indebtedness
issued by the municipality to carry out a redevelopment project or to refund outstanding obligations.

Labor Surplus Municipality: A municipality in which, at any time during the 6 months before the
municipality by ordinance designates an industrial park conservation area, the unemployment rate was
over 6% and was also 100% or more of the national average unemployment rate for that same time
as published in the United States Department of Labor Bureau of Labor Statistics publication entitled
"The Employment Situation" or its successor publication. If unemployment rate statistics for the
municipality are not available, the unemployment rate in the municipality shall be deemed to be the
same as the unemployment rate in the principal County in which the municipality is located.

Industrial Park Conservation Area: An area within the boundaries of a redevelopment project area
located within the territorial limits of a municipality that is a labor surplus municipality or within 1 %2
miles of the territorial limits of a municipality that is a labor surplus municipality if the area is annexed
to the municipality; which area is zoned as industrial no later than at the time the municipality by
ordinance designates the redevelopment project area, and which area includes both vacant land
suitable for use as an industrial park and a blighted area or conservation area contiguous to such vacant
land.

Vacant Land: Any parcel or combination of parcels of real property without industrial, commercial,
and residential buildings which has not been used for commercial agricultural purposes within 5 years
prior to the designation of the redevelopment project area, unless the parcel is included in an industrial
park conservation area or the parcel has been subdivided; provided that if the parcel was part of a
larger tract that has been divided into 3 or more smaller tracts that were accepted for recording during
the period from 1950 to 1990, then the parcel shall be deemed to have been subdivided, and all
proceedings and actions of the municipality taken in that connection with respect to any previously
approved or designated redevelopment project area or amended redevelopment project area are
hereby validated and hereby declared to be legally sufficient for all purposes of this Act.

For purposes of this Section and only for land subject to the subdivision requirements of the
Plat Act, land is subdivided when the original plat of the Redevelopment Project Area or relevant
portion thereof has been properly certified, acknowledged, approved, and recorded or filed in
accordance with the Plat Act and a preliminary plat, if any, for any subsequent phases of the
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Redevelopment Project Area or relevant portion thereof has been properly approved and filed in
accordance with the applicable ordinance of the municipality.

Blighted Area: 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 are detrimental to the public safety, health, or welfare because
of a combination of 5 or more of the following factors, each of which is (i) present, with that presence

documented, to a meaningful extent so that a municipality may reasonably find that the factor is clearly
present within the intent of the Act and (i) reasonably distributed throughout the improved part of
the redevelopment project area:

A. Dilapidation. An advanced state of disrepair or neglect of necessary repairs to the primary
structural components of buildings or improvements in such a combination that a
documented building condition analysis determines that major repairs are required, or the
defects are so serious and so extensive that the buildings must be removed.

B. Obsolescence. The condition or process of falling into disuse. Structures have become ill-
suited for the original use.

C. Deterioration. With respect to buildings, defects including, but not limited to, major defects
in the secondary building components such as doors, windows, porches, gutters and
downspouts, and fascia. With respect to surface improvements, that the condition of
roadways, alleys, curbs, gutters, sidewalks, off-street parking, and surface storage areas
evidence deterioration, including, but not limited to, surface cracking, crumbling, potholes,
depressions, loose paving material, and weeds protruding through paved surfaces.

D. Presence of structures below minimum code standards. All structures that do not meet the
standards of zoning, subdivision, building, fire, and other governmental codes applicable to
property, but not including housing and property maintenance codes.

E. Illegal use of individual structures. The use of structures in violation of applicable federal,
State, or local laws, exclusive of those applicable to the presence of structures below minimum
code standards.

F. Excessive vacancies. The presence of buildings that are unoccupied or under-utilized and that
represent an adverse influence on the area because of the frequency, extent, or duration of the
vacancies.

G. Lack of ventilation, light, or sanitary facilities. The absence of adequate ventilation for light or
air circulation in spaces or rooms without windows, or that require the removal of dust, odor,
gas, smoke, or other noxious airborne materials. Inadequate natural light and ventilation means
the absence of skylights or windows for interior spaces or rooms and improper window sizes
and amounts by room area to window area ratios. Inadequate sanitary facilities refer to the
absence or inadequacy of garbage storage and enclosure, bathroom facilities, hot water and
kitchens, and structural inadequacies preventing ingress and egress to and from all rooms and
units within a building,.
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Inadequate utilities. Underground and overhead utilities such as storm sewers and storm
drainage, sanitary sewers, water lines, and gas, telephone, and electrical services that are shown
to be inadequate. Inadequate utilities are those that are: (i) of insufficient capacity to serve the
uses in the redevelopment project area, (ii) deteriorated, antiquated, obsolete, or in disrepair,
or (iif) lacking within the redevelopment project area.

Excessive land coverage and overcrowding of structures and community facilities. The over-
intensive use of property and the crowding of buildings and accessory facilities onto a site.
Examples of problem conditions warranting the designation of an area as one exhibiting
excessive land coverage are: (i) the presence of buildings either impropetly situated on parcels
or located on parcels of inadequate size and shape in relation to present-day standards of
development for health and safety and (ii) the presence of multiple buildings on a single parcel.
For there to be a finding of excessive land coverage, these parcels must exhibit one or more
of the following conditions: insufficient provision for light and air within or around buildings,
increased threat of spread of fire due to the close proximity of buildings, lack of adequate or
proper access to a public right-of-way, lack of reasonably required off-street parking, or
inadequate provision for loading and service.

Deleterious land use or layout. The existence of incompatible land-use relationships, buildings
occupied by inappropriate mixed-uses, or uses considered to be noxious, offensive, or
unsuitable for the surrounding area.

Environmental clean-up. The redevelopment project area has incurred Illinois Environmental
Protection Agency or United States Environmental Protection Agency remediation costs for,
or a study conducted by an independent consultant recognized as having expertise in
environmental remediation has determined a need for, the clean-up of hazardous waste,
hazardous substances, or underground storage tanks required by State or federal law, provided
that the remediation costs constitute a material impediment to the development or
redevelopment of the redevelopment project area.

Lack of community planning. The redevelopment project area was developed prior to or
without the benefit or guidance of a community plan. This means that the development
occurred prior to the adoption by the municipality of a comprehensive or other community
plan or that the plan was not followed at the time of the area's development. This factor must
be documented by evidence of adverse or incompatible land-use relationships, inadequate
street layout, improper subdivision, parcels of inadequate shape and size to meet
contemporary development standards, or other evidence demonstrating an absence of
effective community planning.

The total equalized assessed value of the redevelopment project area has declined for 3 of the
last 5 calendar years prior to the year in which the redevelopment project area is designated or
is increasing at an annual rate that is less than the balance of the municipality for 3 of the last
5 calendar years for which information is available or is increasing at an annual rate that is less
than the Consumer Price Index for All Urban Consumers published by the United States
Department of Labor or successor agency for 3 of the last 5 calendar years prior to the year
in which the redevelopment project area is designated.
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If vacant, the sound growth of the redevelopment project area is impaired by a combination
of_two or more of the following factors, each of which is (i) present, with that presence

documented, to a meaningful extent so that a municipality may reasonably find that the factor
is clearly present within the intent of the Act and (ii) reasonably distributed throughout the
vacant part of the redevelopment project area to which it pertains:

a. Obsolete platting of vacant land that results in parcels of limited or narrow size or
configurations of parcels of irregular size or shape that would be difficult to
develop on a planned basis and in a manner compatible with contemporary
standards and requirements, or platting that failed to create rights-of-ways for
streets or alleys or that created inadequate right-of-way widths for streets, alleys,
ot other public rights-of-way or that omitted easements for public utilities.

b. Diversity of ownership of parcels of vacant land sufficient in number to retard or
impede the ability to assemble the land for development.

c. Tax and special assessment delinquencies exist, or the property has been the
subject of tax sales under the Property Tax Code within the last 5 years.

d. Deterioration of structures or site improvements in neighboring areas adjacent to
the vacant land.

e. The area has incurred Illinois Environmental Protection Agency or United States
Environmental Protection Agency remediation costs for, or a study conducted by
an independent consultant recognized as having expertise in environmental
remediation has determined a need for, the clean-up of hazardous waste,
hazardous substances, or underground storage tanks required by State or federal
law, provided that the remediation costs constitute a material impediment to the
development or redevelopment of the redevelopment project area.

f.  The total equalized assessed value of the redevelopment project area has declined
for 3 of the last 5 calendar years prior to the year in which the redevelopment
project area is designated or is increasing at an annual rate that is less than the
balance of the municipality for 3 of the last 5 calendar years for which information
is available or is increasing at an annual rate that is less than the Consumer Price
Index for All Urban Consumers published by the United States Department of
Labor or successor agency for 3 of the last 5 calendar years prior to the year in
which the redevelopment project area is designated.

If vacant, the sound growth of the redevelopment project area is impaired by one of the
following factors that (i) is present, with that presence documented, to a meaningful extent so

that a municipality may reasonably find that the factor is clearly present within the intent of
the Act and (ii) is reasonably distributed throughout the vacant part of the redevelopment
project area to which it pertains:

a. 'The area consists of one or more unused quarries, mines, or strip-mine ponds.

b. The area consists of unused railyards, rail tracks, or railroad rights-of-way.
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c. The area, prior to its designation, is subject to (i) chronic flooding that
adversely impacts on real property in the area as certified by a registered
professional engineer or appropriate regulatory agency or (i) surface water
that discharges from all or a part of the area and contributes to flooding
within the same watershed, but only if the redevelopment project provides for
facilities or improvements to contribute to the alleviation of all or part of the
flooding.

d. The area consists of an unused or illegal disposal site containing earth, stone,
building debris, or similar materials that were removed from construction,
demolition, excavation, or dredge sites.

e. Prior to the effective date of this amendatory Act of the 91st General Assembly,
the area is not less than 50 nor more than 100 acres and 75% of which is vacant
(notwithstanding that the area has been used for commercial agricultural purposes
within 5 years prior to the designation of the redevelopment project area), and the
area meets at least one of the factors itemized in paragraph (1) of this subsection,
the area has been designated as a town or City center by ordinance or
comprehensive plan adopted prior to January 1, 1982, and the area has not been
developed for that designated purpose.

f. The area qualified as a blighted improved area immediately prior to becoming
vacant unless there has been substantial private investment in the immediately
surrounding area.

Conservation Area: Any improved area within the boundaries of a redevelopment project area
located within the territorial limits of the municipality 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 area but because of a
combination of 3 or more of the factors listed above for “Blighted Improved Areas” is detrimental to
the public safety, health, morals or welfare and such an area may become a Blighted Area.

Noftes:
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APPENDIX B.
INTRODUCTION TO TAX INCREMENT FINANCING

The search for innovative local financing for economic development is a constant challenge for most
cities, towns, and Cities throughout the country. For many communities, particularly those in rural
areas, Tax Increment Financing (TIF) is often the only locally controlled mechanism available for
stimulating new investment, economic growth, and a better quality of life.

TIF in Illinois establishes a geographic boundary (i.e., a district or redevelopment project area) for
which new private investment is encouraged. To facilitate new investment, a City, Town, or City may
issue debt instruments to finance specific public-sector improvements that will enable the
redevelopment of deteriorated, blighted, or other conservation areas within its corporate limits. By
making public improvements, the municipality may invite new private investment so that the expected
increase in property tax revenues (i.e., the increment) can be captured to amortize the public facility
debt. Sometimes a municipality chooses to use TIF on a pay-as-you-go basis whereby revenue is spent
as it is collected. In either case, it is expected that new investment in a designated redevelopment area
will stimulate a resurgence of population, employment, and assessed valuation throughout the entire
community.

It should be noted that TIF does not raise property taxes and it does not create a new tax or a
new taxing district. Only an increased assessment or an overall increase in tax rates can raise taxes.
TIF is merely used to reallocate increased property tax revenues created by increased assessed
valuation that is realized after a TIF District is established. A TIF District may last for up to 23 years
unless the municipality chooses a shorter period. The advantage of TIF for the municipality is that it
is able to preserve a property tax base during the life of the TIF District that will pay for the basic
public services the TIF redevelopment area already receives. New incremental property tax revenue
helps pay for the infrastructure necessary for stimulating additional private-sector investment.

In 1977, the Illinois Legislature passed the "Tax Increment Allocation Redevelopment Act," now
recorded as 65 ILCS 5/11-74.4 ¢t. seq. The TIF Act recognizes that in many municipalities of the State
blighted and conservation areas exist which need to be developed or redeveloped to eliminate those
conditions or prevent them from occurring. The Act further declares that prevention or eradication
of these conditions by private and public redevelopment projects is essential to the public interest.

In City of Canton v. Crouch, 79 Ill. 2d 356 (1980) the Illinois Supreme Court, approving the use of
TIF, stated: "Stmulation of economic growth and removal of economic stagnation are also objectives which enhance

the public [good]."

How Does TIF Work?

Tax Increment Financing is a powerful tool that enables municipalities to self-finance its
redevelopment programs. TIF funds can pay for public improvements and other economic
development incentives using the increased property tax revenue the improvements help generate.
Everyone pays their taxes within a TIF District. However, a TIF District does not generate tax
revenues by increasing tax rates. Rather, TIF generates revenues by allowing the municipality to
capture, temporarily, the new tax revenues generated by the enhanced valuation of properties resulting
from the various redevelopment projects. The overall process for creating a TIF District includes:
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1. The City identifies an economically stagnant or physically declining area and determines that
private investment in the area is not likely to occur at a reasonable rate if no public investment
is forthcoming.

2. Having completed studies and plans and conducted public hearings as called for by state law,
the City creates a new TIF District.

3. The County Clerk certifies the total equalized assessed valuation of property in the
redevelopment project area as of the date the TIF District is created. All property taxes arising
from this certified initial valuation, or “base value,” continue to be paid to existing taxing
bodies within the TIF District. Any incremental taxes arising from increases in property values
after this point are re-allocated and set aside for “public and private redevelopment project
costs” within the designated redevelopment project area.

Within a TIF District, all overlapping taxing districts continue to receive property taxes levied
on the base equalized assessed valuation (EAV) of properties within the project area. The City

also has the authority to enter into Intergovernmental Agreements to address any additional

financial impact the TIF District may pose.

4. 'The City makes public improvements and provides other assistance intended to spur private
development within the TIF District. To defray the cost, the City can sell bonds secured by
the incremental taxes the improvements will generate or reimburse certain public and private
development costs using a pay-as-you-go approach.

5. After 23 years, all obligations must be paid off and the TIF District is dissolved. All taxes then
generated on the new assessed valuation are distributed to the taxing bodies. The TIF District
may be ended earlier than 23 years if there are no remaining obligations for which real estate
tax increment has been previously committed.

A TIF District's revenues ("tax increment") come from the increased assessed value of property and
improvements within the District. Once a TIF District is established, the "base" assessed value is
determined. As vacant land and dilapidated properties develop with TIF assistance, the equalized
assessed valuation (EAV) of those properties increases. New property taxes resulting from the
increased assessed valuation above the base value create an incremental increase in tax revenues
generated within the TIF District.

The "tax increment” created between the "baseline" and the new EAV is captured, deposited into a
special City TIF account, and used solely for economic development. The real estate tax increment
can be used as a source of revenue to reimburse certain costs for public and private projects either by
issuing TIF bonds or by reimbursing developers on a "pay-as-you-go" basis. All of the other taxing
bodies continue to receive real estate tax revenue from the base assessed valuation, so there is no loss
of revenue to those local taxing bodies. For additional information, visit www.tifillinois.com.

The maximum life of a TIF District is 23 years. When the TIF expires and the town's investments in
both public and private redevelopment projects within the TIF redevelopment area are fully repaid,
property tax revenues are again shared by all the taxing bodies. All taxing bodies then share the
expanded tax base — the growth which would not have been possible without the utilization of Tax
Increment Financing,.

Page 84 / Northwoods Mall TIF District Redevelopment Plan (DRAFT COPY)



How Does
Tax Increment Financing (TIF) Work?
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How Long Does It Take to Create a TIF District?

Typically, the process for establishing a TIF District requires 6-8 months to complete. The length of
time required to create a TIF District depends on several factors such as the municipality's ability to
complete necessary annexations and the availability of local property tax data, historical records, maps,
and other planning documents. Once the calendar is set for the Public Hearing, statutory guidelines
determine the earliest date when the TIF District may be created.

There are many opportunities for public participation during the process of creating and operating a
TIF District. A written Redevelopment Plan must be available for public review at least 45 days prior
to a Public Hearing. The Public Hearing offers the community a chance to raise questions, voice
concerns, and learn about the goals and objectives driving the redevelopment effort before the District
is created.

What Conditions Qualify an Area to be a TIF District?

In addition to being located within the municipal boundaries or annexed to the municipality, the TIF
Act includes three sets of conditions for qualifying an area as a TIF District:

e Blighted Conditions — examples include dilapidation, obsolescence, deterioration, inadequate
utilities, declining assessed valuations.
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e Conservation Conditions — at least 50% of the structures in the proposed redevelopment area
are 35 years of age or older.

e Industrial Park Conservation Conditions — based on a relatively high unemployment rate.
How Can TIF District Funds Be Used?

When the Illinois General Assembly adopted the Illinois Tax Increment Allocation Redevelopment
Act (ILCS 65 5/11-74.4 et. seq.) in 1977, it granted municipalities the power and authority to address
the adverse conditions of blighted and conservation areas within their jurisdictions by undertaking
redevelopment projects that were essential to the public interest. TIF can be used to fund a variety of
public improvements and other investments that are indeed essential to a successful redevelopment
program, including:

e Area-wide public infrastructure improvements such as road and sidewalk repairs, utility
upgrades, water, and sewer projects.

e Acquisition, clearance and other land assembly and site preparation activities.
e Rechabilitation of older, deteriorating, or obsolescent buildings.

e Correction or mitigation of environmental problems and concerns.

¢ Job training, workforce readiness and other related educational programs.

e Incentives to retain or attract private development.

Noftes:

For more information about Tax Increment Financing, please contact:

Jacob & Klein, Ltd. and
The Economic Development Group, Ltd.
1701 Clearwater Avenue, Bloomington, IL 61704
Ph: (309) 664-7777 / Fax: (309) 664-7878
Website: www.tifillinois.com
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