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SECTION L.

Mascoutah TIF 2B Redevelopment Plan and Project as Amendead
City of Mascoutah, Hinols

INTRODUCTION

On March 20, 2000, the City of Mascoutah (“City") passed Ordinances adopting and _
establishing the TIF 2B Redevelopment Plan (“Original Plan™) and Redevelopment Project Area
(“Area”). The Area can be seen in Exhibit A. On November 3, 2014, the City of Mascoutah
passed an Ordinance establishing a Public Hearing to give notice of the City's intent to amend
that Original Plan. Such action was deemed desirable as part of the City’s continuous effort to
maximize the potential of the TIF District.

This Amended TIF 2B Redeveiopment Plan (“Amended Plan®) includes the fellowing activities:

A. Findings of Need for Tax Increment Financing

1.

2.

6.

7.

The Redevelopment Area Exceeds the Statutory Minimum Size
The Redevelopment Project Area is Contiguous |

All Properties Included will Substantially Benefit

The Area, on the Whole, is not Subject to Grth

The TIF Plan and Project Conform with the City's Commun'i;ty Plan
The Redevelopment Plan Meets the Statutory Timeframe -

The Assessment of Financial Impacts on Taxing Districts is Qutlined

B. Redevelopment Plan

1.

2.

Update and replace Section V of the Original Redevelopment Pian;

Expand upon the redevelopment plan objectives;

Updated mapping of the Area, including a Boundary Map attached as Exhibit A
and a Future Land Use Map attached as Exhibit B; Please note that the City has
not amended the original Area.

Update of the Original Plan's policies, as well as outline the policies regarding the
Amended Plan;

Create a redevelopment project outlining the private and public redevelopment
activities of the Amended Plan;

C. Implementation Plan

1.

2.

Outline estimated redevelopment project costs;

Amended projected project cost and estimated budget;

D. Amending the TIF Plan

\ MORAN 7 Page 3
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Mascoutah TiF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, linois

E. Reporting and Meeting

Tax Increment Financing is permitted by the lllinois Tax Increment Allocation Redevelopment
Act (the “"Act” or the “TIF Act”}, which is found at 65 ILCS 5/11-74.4-1 et. seq. The Act sets forth
the requirements and procedures for establishing the Area and the Plan. Additionally, this
portion of the Act has provisions for amending a redevelopment plan and project.

Page 4 o MORAN 4
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Mascoutah TIF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, lliincis

SECTION li. AMENDMENT TO TIF 2B REDEVELOPMENT PLAN

A. FINDINGS OF NEED FOR TAX INCREMENT FINANCING

The original study determined that the Area qualified for tax increment financing as a
“conservation area.” In addition to that determination, the Act requires that additional criteria be
met before adopting a Redevelopment Plan. These additional findings follow.

1.

The Redevelopment Area Exceeds the Statutory Minimum Size

The Redevelopment Area encompasses 678 parcels of developed and undeveloped

property, rights-of-way, and City and County property totaling approximately 163 acres.

The City, therefore, meets this requirement, as the Area contains more than the required
1 Y.-acre minimum as defined in the Act. The Boundary Map of the Area is attached as

Exhibit A.

The Redevelopment Project Area is Contiguous
The Mascoutah TIF 2B Redevelopment Area is contiguous and contained W|th|n a single
perimeter boundary. Therefore the City meets this requirement. :

All Properties Included will Substantially Benefit
The City believes that tax increment financing will substantially benefit all properties
included in the Redevelopment Project Area.

The Area, on the Whole, is not Subject to Growth
Prior to the original Plan’s passage there was insignificant private investment and growth
in the Area.

The TIF Plan and Project Conform with the City’s Community Plan

The City has determined that this Redevelopment Plan is consistent with the goals and
objectives of the Comprehensive Plan and other plans for the community as a whole. All
future development in the Redevelopment Project Area will continue to conform to
applicable codes and ordinances as may be in effect at that time.

The Redevelopment Plan Meets the Statutory Timeframe

- The estimated date for the completion of the Redevelopment Plan shall be no later than

twenty-three (23) years from the adoption of the original Redevelopment Plan and
Project by the City. If available and deemed appropriate by the City, obligations incurred
to finance improvements in the Area will be repaid by incremental revenues, which may
be supplemented with funds from other sources such as local taxes, State or Federal
loans or grants. :

The Assessment of Financial Impacts on Taxing Districts is Outlined

The City of Mascoutah finds that the financial impact or increased demand for facilities
or services resulting from the original implementation of the Redevelopment Project on
local taxing districts is minimal. The City, to the extent that surplus revenues become
available, will distribute such revenues on a pro-rata basis to local taxing bodies
whenever possible.

MORAN " Page 5
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Mascoutah TIF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, liinois

B. REDEVELOPMENT PLAN

This section presents the Amendment for the Mascoutah TIF 2B Redevelopment Plan. A
redevelopment plan is defined in the Act in the following manner:

...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.

1. Future Land Use Plan
The Future Land Use Plan for the Area is shown in Exhibit B. The Redevelopment
Project shall be subject to the provisions of the City’s ordinances and other applicable
codes as may be in existence and may be amended from time to time.

2, Objectives
The objectives of the Amended Redevelopment Plan are to:

a. Reduce or eliminate those conditions outlined as part of the Original Plan's
eligibility study that may still exist in the Area;

b. Prevent the recurrence of those qualifying conditions which exist within the Area;

C. Enhance the real estate tax base for the City and all other taxing districts which
extend info the Area;

d. Encourage and assist private development within the Area through the provision
of financial assistance for new development as permitted by the Act. This will
provide for expanded employment opportunities that will strengthen the economic
base of the City and surrounding areas;

e. Complete all public and private actions required in this Plan in an expeditious
manner so as to maximize redevelopment opportunities.

3. Policies

Appropriate policies have been, or will be, developed by the City in regards to the
continuance of this Plan and Redevelopment Project. These policies include, but are not
limited to, the following:

a.

Page 6

Use TIF-derived revenues to accomplish the specific public activities and actions
outlined in the Implementation Strategy of the Plan.

Utilize City staff and consultants to undertake those actions necessary to

accomplish the specific public activities as outlined in the Implementation
Strategy of the Plan.

Actively market the Area to private developers.
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Mascoutah TIF 2B Redevelopment Plan and Project as Amended .

City of Mascoutah, lllinois

Provide financial assistance, as permitted by the Act, to encourage private
developers to complete those certain private act|ons and activities as outlined in
this Plan. -

Seek out additional sources of revenue to help “kick start” development and
redevelopment activities in the Area.

Continue to monitor the public and private actions a.nd activities occurring within
the Area. :

Complete the specified actions and actlvutles in an expedltlous manner stnvmg to'
‘minimize the length of the existence of the Area. .

These policies may be additionally amended from time to. time as determined by the City. '

4, Redevelopment Project
To achieve the objectives of the TIF Redevelopment Project, a number of actlvmes will
need to be undertaken. An essential element of the Redevelopment Planis a
combination of private developments in conjunction with public investments and
infrastructure improvements. Improvements: and activities necessary to |mplement the
Plan may include, but are not limited to, the following:

a. Private Redevelopment Activities
The private activities proposed for the Area may include, but are not limited to:
= On-site infrastructure upgrades;
= Recruitment of new development to the City; marketing of available ,
properties to alleviate the vacancies throughout the Area, especially in the
downtown portion of the Area; .
= Repairing, remodeling, and site improveme'nts to existing buildings |
throughout the Redevelopment Project Area; rehabilitation to the aging
_structures in the downtown commercial district; : _
o Historic Preservation;
" " Demolition of unsafe structures if necessary,
b. Public Redevelopment Activities
Public improvements and support activities will be used to induce and
complement private investment. These may include, but are not limited to:
. Costs of engineering, architectural, or professional studies related to
economic development of the Area;
- Land assembly, site preparation, building demolition, and, where and
when necessary, environmental remediation;
MORAN Page 7
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Mascoutah TIF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, lilinois

Page 8

Public utilities: removal and/or burying of overhead utility service; storm
sewer installation; repair/replace aging portions of water and sanitary
sewer systems; repair/replace the City’'s water tower; improve the storm
water drainage system, including the replacement of the storm sewer
inlets, mains, ditches, and culverts in order to improve the reliability of the
system;

Street work, including street lighting replacement and/or upgrading in both
residential and public use areas, as well as curb and gutter construction,
repair, or replacement, sidewalk and pedestrian walkway construction,
repair, or replacement; upgrades of the existing street network.

Costis of rehabilitation, reconstruction or repair or remodellng of emstmg
public or private buildings;

Costs of demoalition of public or private buildings;

Marketing of properties;

Financing costs, including those related to the issuance of obligations;
interest cost incurred by a redeveloper related to the construction,
renovation or rehabilitation of a redevelopment project;

Relocation costs, to the extent that a municipality determines that

relocation costs shall be paid, or is required to make payment of
relocation costs by federal or state law;

. MORAN |
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Mascoutah TIF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, llfinois

C. IMPLEMENTATION STRATEGY

1.

Introduction

The development and follow-through of a well-devised implementation strategy is an
essential element in the success of any Plan. In order to maximize program efficiency,
take advantage of both current and future interest in the Area, and with full consideration
of available funds, a phased implementation strategy will be employed. This will allow
the City to better manage public expenditures used to spur development within the Area
by addressing public concerns.

In order to maintain an appropriate balance between private investment and public
improvements, the City will work to adopt the Redevelopment Plan. Once the Plan is
adopted, the City will negofiate redevelopment agreements with private developers who
will propose the use of tax increment funds to facilitate a Redevelopment Project.

Estimated Redevelopment Project Costs
Costs that may be incurred by the City as a result of implementing the Plan may include,
without limitation, project costs and expenses and any other costs that are eligible under

- the Act. Such itemized costs include the following:

- The costs of studies, surveys, development of plans, and specifications,
implementation and administration of the Plan including but not limited to staff and
professional service costs for architectural, engineering, legal, financial, planning or
other services.

.. The cost of marketing sites within the Area to prospective businesses, developers,
and investors.

Property assembly costs, including but not limited to acquisition of land and other
- property, real or personal, or rights or interest therein, demolition of buildings, site
preparations, site 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. :

Costs of rehabilitation, reconstruction or repair or remodeling of existing public or
private buildings, fixtures, and leasehold improvements; and the cost of repiacing 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.

Cost of construction of public works or improvements, not to include the cost of
constructing a new municipal building principally used to provide offices, storage
space, or conference facilities or vehicle storage, maintenance, or repair for
administrative, public safety, or public works personnel and that is not intended to
replace an existing public building unless the municipality makes a reasonable
determination in the Plan, supported by information that provides the basis for that
determination, that the new municipal building is required to meet an increase in the
need for public safety purposes anticipated to result from the implementation of the
Plan.

o MORAN Y Page 9
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Mascoutah TIF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, llinois

f.

Page 10

reserves related thereto.

Cost of job training and retraining projects, including the cost of “welfare to work”
programs implemenied by businesses located within the Area.

Financing costs, including but not limited to, all necessary and incidental expenses
related to the issuance of obligations, and which may include payment of interest on
any obligations issued there under accruing during the estimated period-of
construction of any Redevelopment Project for which such obligations are issued
and for not exceeding thirty-six (36) months thereafter, and including reasonable

3

To the extent the municipality by written agreement 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 Plan and Redevelopment Project.- Sl

An elementary, secondary, or unit school district’s increased costs attributable to
assisted housing units located within the Area for which the developer or
redeveloper receives financial assistance through an agreement with the -
municipality or because the municipality incurs the cost of necessary infrastructure
improvements within the boundaries of the assisted housing sites necessary for the
completion of that housing.

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

Payments in lieu of taxes.

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 the Area; and (ii.)
when incurred by a taxing district or 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.

Interest cost incurred by a redeveloper related to the construction, renovation or
rehabilitation of a Redevelopment Project provided that:

Such costs are to be paid directly from the special tax allocation fund
established pursuant to this Act;

MORAN |
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Mascoutah TIF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, Hlinois

il Such payments in any one-year may not exceed 30% of the annual interest
costs incurred by the redeveloper with regard to the Redevelopment Project
~ during that year,

i 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;

iv. 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 (ii) redevelopment project costs excluding any
property assembly costs and any relocation costs incurred by a municipality
pursuant to this Act;

n. Unless explicitly stated within the Act, the cost of construction of new privately-
owned buildings shall not be an eligible redevelopment project cost.

0. None of the redevelopment project costs enumerated above shall be eligible
redevelopment costs if those costs would provide direct financial support to a retail
entity initiating operations in the Area while terminating operations at another lllinois
location within 10 miles of the Area but outside the boundaries of the municipality.

3. Estimated Budget for Redevelopment Project Costs
The estimated redevelopment project costs associated with the eligible public
redevelopment activities are presented in Table A - Estimated Budget for
Redevelopment Project. This budget is for the entire Area and includes the figures from
the original budget. This estimate includes reasonable and necessary costis incurred or
estimated to be incurred during the implementation of the Plan. The estimated costs are
subject to change as specific plans and designs are themselves subject to change.

. MORAN | Page 11
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Mascoutah TIF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, Hlinois

TABLE A - ESTIMATED BUDGET FOR REDEVELOPMENT PROJECT
DESCRIPTION e MATED COST
Costs of studies, surveys, development of plans and spec;frcatzons

including staff and professional service costs for architectural, $125,000
engineering, legal, environmental, marketing, or other services;

Property assembly 'costs; including acquisition of land and other
property, real or personal; demolition of structures, site preparation, $675,000
and the clearing and gradlng of land;

Costs of rehabilitation, reconstruction, repalr or remodehng of existing ' $2.500,000
public or private buildirigs, fixtures, or leasehold improvements;

Costs of the construction of public works or improvements

(construction or reconstruction of rights of way, additional safety

barriers, streets, roadways, curbs and gutters, sireet lighting, : $5,541,337
sidewalks, bicycle pathways, and public utilities, including storm and

sanitary sewers, and lift stations),

Financing costs; including those related to the issuance of obligations;
interest cost incurred by a redeveloper related to the construction, $1,250,000
renovation, or rehabilitation of a redevelopment projact;

'Relocation costs to the extent that the municipality determines that
these costs shall be paid, or is required to make payment of relocation $700,000
costs by federal or state law;

. TOTAL ESTIMATED BUDGET .

sosiasr |

Expenditures in individual categories may differ from those shown above; however, the tolal
amount of the Estimated Redevelopment Project Costs wilf not exceed $10,791,337 plus any
additional interest and financing costs as may be required.

4, Most Recent Equalized Assessed Valuation {(EAV)
The 2013 total equalized assessed valuation for the Area is approximately $19,690,587.
The Base EAV of the Project Area, set in 1999, is $8,143,485. A list of all parcels within
the Area, as of 2013 County records, is aitached as Appendix B.

5. Redevelopment Valuation
It is anticipated that private developments and/or improvements will occur within the
Area. After discussions with the City, it has been estimated that private investment will
increase the EAV by an additional $9,000,000. This figure is in present day dollars, and -
takes into account only the investment driven valuation increase. Therefore, after
redevelopment, the total estimated EAV, in present day dollars, wili be approximately
$28,000,000.

6. Source of Funds
The primary source of funds to pay for redevelopment project costs associated with
implementing the Plan shall be funds collected pursuant to tax increment allocation
financing. Under such financing, tax increment revenue, in the form of increases in the
equalized assessed value (EAV) of property in the Redevelopment Project Area, shall
continue to be aliocated to a special fund each year (the "Special Tax Allocation Fund").
The assets of the Special Tax Allocation Fund shall be used to pay Redevelopment

Page 12 . MORAN |
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Mascoutah TIF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, Illinois

Project Costs within the entire Area, and retire any obligations incurred to finance
Redevelopment Project Costs.

In order to expedite the implementation of the Redevelopment Plan and construction of
the public improvements, the City of Mascoutah, pursuant to the authority granted to it
under the Act, may issue bonds or other obligations to pay for eligible Redevelopment
Project Costs. These obligations may be secured by future revenues to be collected and
allocated to the Special Tax Allocation Fund.

If available, revenues from other public and private economic development funding

- sources will be utilized. These may include state and federal programs, local retail sales
tax, land disposition proceeds from the sale of land in the Area, and applicable revenues
from any abutting tax increment financing areas in the City. In turn, this tax increment
financing Area may a[so provide monies to abutting tax increment financing areas in the
City, if any.

Nature and Term of Obligation _

The principal source of funding for the Redevelopment Project will be the deposits into
the-Special Tax Allocation Fund of monies received from taxes on the increased value of
:‘real property in the Area.

‘In order to expedlte the implementation of the Amended Plan, the City of Mascoutah
pursuant to the authority granted to it under the Act, may issue obligations to pay for the
Redevelopment Project Costs. These obligations may be secured by future amounts to

~ be collected and allocated to the Special Allocation Fund. Such obligations may take the
-~ form of any Ioan mstruments authorized by the Act.

Revenues recelved in excess of 100% of funds necessary for the payment of principal
~. and interest on the obligations, and not earmarked for other Redevelopment Project
~.Costs or-early retirement of such obligations, may be declared as surplus and become
available for pro rata distribution annually to the taxing bodies to the extent that this
distribution of surplus does not impair the financial viability of the Redevelopment
Project.

Fair Employment Practices and Affirmative Action

The City will insure that ali public and private redevelopment activities are constructed in
accordance with fair employment practices and affirmative action. The City will
additionally insure that all recipients of tax increment financing assistance adhere to
these policies.

Certifications

The lllinois TIF statute declares that if a Redevelopment Project Area contains 75 or
more inhabited residential units then a municipality shall prepare a separate housing
impact study. If, however, the municipality certifies that the redevelopment plan will not
result in displacement of residents from 10 or more residential units then no housing
impact study is required.

The City hereby certifies under Sections 11-74.4-3(n)(5) and 11-74.4-4.1 of the Act that
this Plan and Redevelopment Project will not result in the displacement of 10 or more
inhabited residential units. The City therefore has determined that no Housing Impact
Study is needed.

« MORAN 5 Page 13
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Mascoutah TIF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, llfinois

The City does not anticipate that this Plan will resuit in the removal of inhabited housing
units which contain households of low-income or very low-income persons as these
terms are defined in the lllinois Affordable Housing Act. If the removal of inhabited
housing units which contain households of low-income or very low-income persons were
to occur, the City would provide affordable housing and relocation assistance not less
than that which would be provided under the federal Uniform Relocation Assistance and
Real Property Acquisition Act of 1970 and the regulations under the Act, including the
eligibility criteria, as required by Section 11-74.4-3(n)(7) of the Act.

Page 14 MORAN |
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Mascoutah TIF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, Hlinois

D. AMENDING THE TIF PLAN

This Plan and the Redevelopment Project may be additionally amended in accordance with the
provisions of the Act.

< MORAN J Page 15
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Mascoutah TIF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, iflinois

E. REPORTING AND MEETING

The City shall adhere to all reporiing and meeting requirements as provided for in the Act.

Page 16 N MORAN y
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Mascoutah TIF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, llinois
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Mascoutah TIF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, Hlinois

APPENDIX A — LEGAL DESCRIPTION

Beginning at a point of intersection between the centerline of Union Street and the centerline of
the alley between Jefferson Street (lllinois Route 4) and Independence Street said point being
the point of beginning. Thence, west along said centerline of Union Street and the south lines of
Parcels No. 10-32-313-013, 10-32-312-010, 10-32-308-032, and 10-31-409-047 to the
southwest corner of parcel 10-31-409-047. Thence turning north to the southwest corner of
Parcel No. 10-31-409-006, thence turning east along said centerline to its intersection with the
centerline of Maple Street extension, thence turning north.along said centerline of Maple Street
and its extension to the intersection with the centerline of State Street to a point of intersection
with the west line and its southerly extension of Parcel No. 10-31-244-027, thence turning north
along said west line and its extension to a point of intersection with the centerline of West Main
Street, thence turning east along said centerline fo a point of intersection with the centerline of
Railway Street, thence turning north along the centerline of Railway Street to a pointof -
intersection with the centerline of Church Street, thence turning west along said centerline to its
intersection with the west line of Parcel No. 10-31-240-035 and it extension, thence turning
north along said property line to its intersection with the centerline of the alley between Green
Street and Church Street, thence turning west along said centerline to its intersection with the
east line and its extension of Parcel No. 10-31-239-004, thence turning south along said east
line and its extension to the centerline of Church Street, thence turning west along said
centerline to its intersection with the west line and its extension of Parcel No. 10-31-239-003,
thence turning north along said west line to its intersection with the centerline of the alley
between Green Street and Church Street, thence turning west along said centerline to its
intersection with the centerline of Second Street, thence turning north along said centerline to its
intersection with the centerline of the alley between Poplar Sireet and Oak Street thence turning
east along said centerline to its intersection with the centerline of Railway Street, thence turning
north along said centerline to its intersection with the north line and its extension of Parcel No.
10-32-160-007, thence east along said north line of Parcel No. 10-32-160-007 to southwest
corner of Parcel No. 10-29-300-014, thence turning north along the west line of Parcel No. 10-
29-300-014, to the southwest corner of Parcel No. 10-29-300-002. The TIF Boundary then
turns east along the south line of Parcel No.10-29-300-014 and its extension to a point of
intersection with the centerline of Jefferson Street (lilinois Route 4), thence turning south along
said centerline to a point of intersection with the east R.O.W. line of Jefferson Street (llincis
Route 4). Thence running southwesterly along the said east R.O.W. line to the point of
intersection with the centerline of Independence Street, then turning east and south along the
centerline of Independence Street to its intersection with the north line and its extension of
Parcel No. 10-32-113-009, thence turning west along said north line to the northwest corner of
said Parcel No. 10-32-113-009, thence turning south along the west line of said parcel to the
southwest corner of Parcel No. 10-32-113-013, thence turning east along the south line of said
parcel and its extension with the centerline of Independence Street, thence turning south along
said center line to its intersection with the centerline of East Main Street, thence turning east
along said centerline to a point of intersection with the centerline of Mine Road, thence turning
south along said centerline to its intersection with the centerline of State Street, thence turning
west along said centerline to its intersection with the centerline of Bernard Street, thence turning
south along said centerline to its intersection with the centerline of South Street, thence turning
west along said centerline to its intersection with the centerline of Independence Street, thence
turning south along said centerline to its intersection with the centerline of George Street,
thence turning west along said centerline to its intersection with the centerline of an alley
between Independence Street and Jefferson Street (lllinois Route 4), thence turning south along
said centerline fo the point of beginning.

. MORAN Page 19

ECoMNOoNIC DPEYELSPHMENT




Mascoutah TIF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, lilinois

{This Page Left [nlentionally Blank)

Page 20

ECONOMIC PEYELOPMENT




Mascoutah TIF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, Hinois

APPENDIX B
PARCEL ID LIST

A\ MORAN % Page 21

ECGHOMIC DPEYELORPMEMT




Mascoutah TIF 2B Redevelopment Plan and Project as Amended
City of Mascoutah, Hlinols

{This Page Left Intentionally Blank)

Page 22 - MORAN .

BEGEGOMEIC REVEILOPMEMNTY




10-29.0-300-002
10-29.0-300-027
10-29.0-300-031
10-29.0-301-001
10-29.0-301-002
10-29.0-301-016
10-29.0-301-020
10-29.0-301-023
10-29.0-301-024
10-29.0-302-008
10-29.0-302-010
10-29.0-302-012
10-29.0-302-015
10-29.0-302-016
10-29.0-302-017
10-29.0-302-018
10-29.0-302-019
10-29.0-302-020
10-29.0-304-001
10-29.0-309-001
10-29.0-309-002
10-29.0-309-003
10-29.0-309-004
10-29.0-309-005
10-29.0-309-006
10-29.0-309-007
10-29.0-309-008
10-29.0-309-009
10-29.0-309-010
10-29.0-310-001
10-29.0-310-002
10-29.0-310-003
10-29.0-310-004
10-29.0-310-005
10-29.0-310-006
10-29.0-310-007
10-29.0-310-008
10-29.0-310-009
10-29.0-310-010
10-29.0-310-011
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10-29.0-310-012
10-29.0-310-013
10-29.0-310-014
10-29.0-310-015
10-29.0-310-016
10-29.0-310-017
10-29.0-310-018
10-29.0-310-019
10-29.0-310-020
10-29.0-311-001
10-29.0-311-002
10-29.0-311-003
10-29.0-311-004
10-29.0-311-005
10-29.0-311-006
10-29.0-311-007
10-29.0-311-008
10-29.0-311-009
10-29.0-311-011
10-29.0-311-012
10-31.0-233-023
10-31.0-233-026
10-31.0-233-027
10-31.0-233-028
10-31.0-233-029
10-31.0-234-017
10-31.0-234-020
10-31.0-234-023
10-31.0-234-024
10-31.0-234-025
10-31.0-234-026
10-31.0-234-027
10-31.0-234-030
10-31.0-234-031
10-31.0-234-033
10-31.0-234-034
10-31.0-234-035
10-31.0-234-037
10-31.0-234-038
10-31.0-235-001
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10-31.0-235-002
10-31.0-235-003
10-31.0-235-004
10-31.0-235-005
10-31.0-235-006
10-31.0-235-010
10-31.0-235-013
10-31.0-235-014
10-31.0-235-019
10-31.0-235-020
10-31.0-235-022
10-31.0-235-023
10-31.0-235-024
10-31.0-236-001
10-31.0-236-002
10-31.0-236-003
10-31.0-236-004
10-31.0-236-007
10-31.0-236-008
10-31.0-236-009
10-31.0-236-012
10-31.0-236-013
10-31.0-236-014
10-31.0-236-017
10-31.0-236-021
10-31.0-236-022
10-31.0-236-023
10-31.0-236-024
10-31.0-236-027
10-31.0-236-028
10-31.0-236-029
10-31.0-236-030
10-31.0-236-033
10-31.0-236-037
10-31.0-236-038
10-31.0-236-039
10-31.0-236-040
10-31.0-236-041
10-31.0-236-042
10-31.0-237-001

10-31.0-237-002
10-31.0-237-003
10-31.0-237-004
10-31.0-237-005
10-31.0-237-006
10-31.0-237-010
10-31.0-237-011
10-31.0-237-014
10-31.0-237-015
10-31.0-237-016
10-31.0-237-017
10-31.0-237-018
10-31.0-237-019
10-31.0-237-021
10-31.0-237-022
10-31.0-238-001
10-31.0-238-002
10-31.0-238-003
10-31.0-238-004
10-31.0-238-005
10-31.0-238-006
10-31.0-238-008
10-31.0-238-009
10-31.0-238-010
10-31.0-238-011
10-31.0-238-012
10-31.0-238-013
10-31.0-238-014
10-31.0-238-015
10-31.0-238-016
10-31.0-238-019
10-31.0-238-020
10-31.0-238-021
10-31.0-238-023
10-31.0-238-024
10-31.0-238-025
10-31.0-238-026
10-31.0-238-027
10-31.0-238-028
10-31.0-238-029

10-31.0-238-030
10-31.0-238-031
10-31.0-238-032
10-31.0-239-001
10-31.0-239-003
10-31.0-239-004
10-31.0-239-0056
10-31.0-239-006
10-31.0-239-007
10-31.0-239-010
10-31.0-240-001
10-31.0-240-005
10-31.0-240-006
10-31.0-240-009
10-31.0-240-040
10-31.0-240-041
10-31.0-240-042
10-31.0-240-043
10-31.0-244-023
10-31.0-244-024
10-31.0-244-025
10-31.0-244-027
10-31.0-244-028
10-31.0-245-057
10-31.0-403-001
10-31.0-403-002
10-31.0-406-002
10-31.0-406-003
10-31.0-409-006
10-31.0-408-010
10-31.0-409-015
10-31.0-409-016
10-31.0-409-017
10-31.0-409-022
10-31.0-409-023
10-31.0-409-026
10-31.0-400-027
10-31.0-409-028
10-31.0-409-029
10-31.0-409-045
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10-31.0-409-047
10-31.0-409-050
10-31.0-409-051
10-31.0-409-052
10-32.0-101-001
10-32.0-101-017
10-32.0-101-018
10-32.0-101-019
10-32.0-101-020
10-32.0-101-021
10-32.0-101-022
10-32.0-101-023
10-32.0-101-024
10-32.0-101-025
10-32.0-101-026
10-32.0-101-028
10-32.0-101-029
10-32.0-101-030
10-32.0-102-003
10-32.0-102-005
10-32.0-102-006
10-32.0-102-007
10-32.0-104-003
10-32.0-104-009
10-32.0-104-015
10-32.0-104-016
10-32.0-104-018
10-32.0-104-019
10-32.0-104-020
10-32.0-104-021
10-32.0-104-022
10-32.0-107-001
10-32.0-107-005
10-32.0-107-008
10-32.0-107-007
10-32.0-107-008
10-32.0-107-009
10-32.0-107-010
10-32.0-107-011
10-32.0-107-012
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10-32.0-107-013
10-32.0-107-014
10-32.0-108-006
10-32.0-108-007
10-32.0-108-008
10-32.0-108-009
10-32.0-108-010
10-32.0-109-001
10-32.0-109-002
10-32.0-109-019
10-32.0-109-020
10-32.0-109-021
10-32.0-109-025
10-32.0-109-026
10-32.0-109-027
10-32.0-109-030
10-32.0-109-031
10-32.0-109-033
10-32.0-109-034
10-32.0-109-035
10-32.0-109-036
10-32.0-109-037
10-32.0-109-038
10-32.0-109-039
10-32.0-109-040
10-32.0-109-041
10-32.0-109-042
10-32.0-109-043
10-32.0-109-044
10-32.0-110-003
10-32.0-110-004
10-32.0-110-005
10-32.0-110-006
10-32.0-110-007
10-32.0-110-010
10-32.0-110-011
10-32.0-110-012
10-32.0-110-019
10-32.0-110-020
10-32.0-110-021

10-32.0-113-001
10-32.0-113-002
10-32.0-113-007
10-32.0-113-008
10-32.0-113-009
10-32.0-113-011
10-32.0-113-012
10-32.0-113-013
10-32.0-113-014
10-32.0-113-015
10-32.0-113-016
10-32.0-120-001
10-32.0-121-001
10-32.0-121-002
10-32.0-121-003
10-32.0-121-004
10-32.0-121-008
10-32.0-121-013
10-32.0-121-014
10-32.0-121-017
10-32.0-121-018
10-32.0-121-020
10-32.0-121-021
10-32.0-121-023
10-32.0-121-024
10-32.0-121-025
10-32.0-122-001
10-32.0-122-002
10-32.0-122-006
10-32.0-122-007
10-32.0-122-008
10-32.0-122-009
10-32.0-122-010
10-32.0-122-011
10-32.0-122-012
10-32.0-122-013
10-32.0-123-002
10-32.0-123-003
10-32.0-123-004
10-32.0-123-007

10-32.0-123-008
10-32.0-123-009
10-32.0-123-010
10-32.0-123-012
10-32.0-123-014
10-32.0-123-15
10-32.0-123-016
10-32.0-123-017
10-32.0-128-001
10-32.0-128-002
10-32.0-128-003
10-32.0-128-004
10-32.0-128-005
10-32.0-128-006
10-32.0-128-007
10-32.0-128-008
10-32.0-128-011
10-32.0-128-012
10-32.0-128-013
10-32.0-128-014
10-32.0-128-015
10-32.0-129-003
10-32.0-129-007
10-32.0-129-008
10-32.0-129-009
10-32.0-129-013
10-32.0-129-014
10-32.0-129-016
10-32.0-130-004
10-32.0-130-005
10-32.0-130-006
10-32.0-130-007
10-32.0-130-008
10-32.0-130-009
10-32.0-130-010
10-32.0-130-017
10-32.0-130-018
10-32.0-131-003
10-32.0-131-004
10-32.0-131-005

10-32.0-131-006
10-32.0-131-011
10-32.0-131-012
10-32.0-131-013
10-32.0-131-014
10-32.0-136-003
10-32.0-136-005
10-32.0-136-010
10-32.0-136-011
10-32.0-136-012
10-32.0-136-020
10-32.0-136-024
10-32.0-136-025
10-32.0-136-026
10-32.0-136-027
10-32.0-136-028
10-32.0-137-001
10-32.0-137-002
10-32.0-137-003
10-32.0-137-016
10-32.0-137-018
10-32.0-138-002
10-32.0-138-008
10-32.0-138-011
10-32.0-138-012
10-32.0-138-016
10-32.0-138-017
10-32.0-138-018
10-32.0-138-019
10-32.0-138-023
10-32.0-138-025
10-32.0-138-026
10-32.0-138-027
10-32.0-138-028
10-32.0-138-029
10-32.0-139-009
10-32.0-139-010
10-32.0-139-018
10-32.0-139-019
10-32.0-139-020
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10-32.0-139-021
10-32.0-139-022
10-32.0-139-023
10-32.0-144-001
10-32.0-144-002

10-32:0-144-003

10-32.0-144-008

.10-32.0-144-009
..-10-32.0-144-014 -
©10-32.0-144-015.
10-32.0-144-019 =
-10-32.0-145-001 . -
10-32.0-145-002

10-32.0-145-003
- -10-32.0-145-004

10-32.0-145-005.
10-32.0-145-006 .~

10-32.0-145-007
10-32.0-145-008
10-32.0-145-011

© 10-32.0-145-012

10-32.0-145-013
10-32.0-145-014

10-32.0:145-015 -
© 10-32.0-150-003

10-32.0-145-022
10-32.0-145-023
-10-32.0-145-024
10-32.0-145-025
10-32.0-145-026

10-32.0-146-008

10-32.0-146-009

. 10-32.0-146-014
10-32.0-146-015
10-32.0-146-016

- 16-32.0-146-017
10-32.0-147-001
10-32.0-147-002
10-32.0-147-003

10-32.0-147-004 .

10-32.0-147-007
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10-32.0-147-008
10-32.0-147-011
10-32.0-147-015

10-32.0-147-016 .
-10-32.0-147-017

10-32.0-148-001

10-32.0-148-004

10-32.0-148-005
10:32.0-148-006
10-32.0-148-007
10-32.0-148-010
10-32.0-148-011
10-32.0-148-012
10232.0-148-013
10-32.0-148-015

10-32.0-148-017 -

10-32.0-149-001

-10-32.0-149-002°

10-32.0-149-011
10-32.0-149-012
10-32.0-149-013
10-32.0-149-014
10-32.0-150-001
10-32.0-150-002

10-32.0-150-004
10-32.0-150-005
10-32.0-150-007
10-32.0-150-008
10-32.0-151-001

10-32.0-152-001

10-32.0-152-003
10-32.0-152-006
10-32.0-152-007

10-32.0-152-008

10-32.0-152-009
10-32.0-152-010
10-32.0-152-011
10-32.0-153-003
10-32.0-153-004
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10-32.0-153-005
- 10-32.0-153-006

10-32.0-153-007
10-32.0-153-014
10-32.0-153-015

10-32.0-153-016 -

10-32.0-153-017
10-32.0-153-018
10-32.0-153-019

10-32.0-154-001

10-32.0-154-002
10-32.0-154-003
10-32.0-154-004
10-32.0-154-005
10-32.0-154-006

10-32.0-154-007 .

10-32.0-154-008
10-32.0-154-009
10-32.0-154-010
10-32.0-154-011
10-32.0-154-012
10-32.0-155-001
10-32.0-155-002
10-32.0-155-003
10-32.0-155-004
10-32.0-155-009
10-32.0-155-010
10-32.0-155-011
10-32.0-155-012
10-32.0-155-013
10-32.0-155-014
10-32.0-166-010
10-32.0-156-014
10-32.0-156-015
10-32.0-156-016
10-32.0-1566-019
10-32.0-156-021
10-32.0-157-002
10-32.0-157-003
10-32.0-157-004

10-32.0-157-005
10-32.0-157-006
10-32.0-157-007.
10-32.0-160-001

10-32.0-160-002
10-32.0-160-003

10-32.0-160-004

10-32.0-160-005

10-32.0-160-006.
10-32.0-160-007 ..

10-32.0-160-008
10-32.0-160-009

-10-32.0-160-010
-10-32,0-160-011 -

10-32.0-161-001

10-32.0-161-003. . -
10-32.0-161-004
10-32.0-161-005 .-
10-32.0-:161-006
10-32.0-161-008

10-32.0-161-009
10-32.0-161-010.

10-32.0-300-008 .

10-32.0-300-009

10-32.0-300-015 -
10-32.0-300:016". .

10-32.0-300-019

- 10-32.0-300:020

10-32.0-300-021

10-32.0-300-022,

10-32.0-300-023
10-32.0-301-001

10-32.0-301-002

10-32.0-301-004

10-32.0-301-005 .

10-32.0-301-006
10-32.0-301-007
10-32.0-301-008

10-32.0-301-009°

10-32.0-301-010

10-32.0-301-013: .
-.10-32.0-301-014"

10-32.0-302-001

- 10-32.0-302-002 ¢
10-32.0-302-007 -
10-32.0-302-008 -

40-32.0-302-009

10-32.0-302-010 -
- 10-32,0-302-014 . .
10-32.0-302-015 .-~

10-32.0-302-016" -

10-32.0-302-017. .
©10-32.0-303-001. 7. ¢
10-32.0-303-002
-10-32.0-303-003. -
10:32.0-303-004 -

10-32.0-303-011.
10-32.0-303-013

10-32.0-303-014 -

10-32.0-303-015

10-32.0-304-005 =

10-32.0-304-006

10-32.0-304-013 .
-10-32.0-304-014 -

10-32.0-304-018
10-32.0-305-001

10-32.0-305-003
10-32.0-305-005

10-32.0-305-006

- 10-32.0-305-007
~-10-32.0-305-008

10-32.0-306-001

-10-32.0-306-002
10-32.0-306-003
10-32.0-306-004

10-32.0-306-007
10-32.0-306-008
10-32.0-306-011

10-32.0-306-012

10-32.0-306-017
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10-32.0-306-018

-10-32.0-306-019

"~ 10-32.0-306-020

10-32.0-307-006
10-32.0-307-012

. 710-32.0-307-013
~10-32.0-308-001

10-32.0-308-002
10-32.0-308-015

- 10-32.0-308-018
+10-32.0-308-021

10-32.0-308-024

10-32.0-308-025
10-32.0-308-026

10-32.0-308-027
10-32.0-308-028
10-32.0-308-029
10-32.0-308-030
10-32.0-308-031
10-32.0-308-032

. 10-32.0-308-034

10-32.0-308-035
10-32.0-309-005
10-32.0-309-006
10-32.0-309-007
10-32.0-309-008
10-32.0-309-009
10-32.0-309-010
10-32.0-309-013
10-32.0-309-014
10-32,0-309-017
10-32.0-309-018
10-32.0-309-019
10-32.0-309-020

~10-32,0-310-005

10-32.0-310-008
10-32.0-310-009
10-32.0-310-010
10-32.0-310-011

' 40-32.0-310-012

10-32.0-310-013
10-32.0-310-014

10-32.0-311-003:

10-32.0-311-004
10-32.0-311-005
10-32.0-311-006
10-32.0-311-007
10-32.0-311-017
10-32.0-312-009

10-32.0-312-012

10-32.0-312-013

10-32.0-312:014
10-32.0-313-001 -
10-32.0-313-002
10-32.0-313-003

10-32.0-313-004
10-32.0-313-005

10-32.0-313-006

10-32.0-313-007

10-32.0-313-008 -
10-32.0-313-009 "~

10-32.0-313-010
10-32.0-313-011
10-32.0-313-012
10-32.0-313-013
10-32.0-314-001

10-32.0-314-002 "
10-32.0-314-003,
10-32.0-314-004

10-32.0-314-005
10-32.0-314-019
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I. PREFACE

The City of Mascoutah is a community of 5,511 persons (1990 Census) located in the County
of St. Clair Illinois and approximately 25 miles southeast of downtown St. Louis and is generally
at the crossroads of Tllinois Routes 4 and 177. The City was incorporated in 1838 and contains
a range of residential, commercial, industrial, agriculture and public land uses.

Owverall, the Mascoutah region has not been subject to growth and development by the private
sector. Since 1970, the City's population has grown from 5,045 to 5,511 in 1990, an average
annual change of approximately 0.4 percent. As part of a strategy fo encourage managed growth
and stimulate private investment, the City is reviewing an area for the use of tax increment
financing ("TTF"). The area identified by the City is described in greater detail later in this

report,
. STATUTORY AUTHORITY

. In January, 1977, TIF was made possible by the Illinois General Assembly through passage of
the Tax Increment Allocation Redevelopment Act (the "Act") 65 ILCS 5/11-74,4-1, et seq., as
amended and supplemented from time to time. The Act provides a means for municipalities,

after the approval of a redevelopment plan and project, to redevelop blighted, conservation, or
industrial park conservation areas and to finance "Project Costs" with incremental property tax
revenues. "Incremental Property Tax" or “Incremental Property Taxes" are derived from the
increase in the current equalized assessed valuation ("EAV") of real property within the Project
Area over and above the "Certified Initial EAV" of the real property. Any increase in EAV is
then multiplied by the current tax rate which results in Incremental Property Taxes. A decline
in current EAV does not result in a negative Incremental Property Tax.

To finance Project Costs, a municipality may issue obligations secured by estimated Incremental
Property Taxes generated within the Project Area. In addition, a municipality may pledge
towards payment of such obligations any part or any combination of the following: (a) net
revenues of all or part of any redevelopment project; (b) taxes levied and collected on any or
all property in the municipality; (c) the full faith and credit of the municipality; (d) a mortgage
on part or all of the redevelopment project; or {e) any other taxes or anticipated receipts that the
municipality may lawfully pledge, including sales taxes.

Tax increment financing does not generate tax revenues by increasing tax rates, but rather
through the temporary capiure of new tax revenues generated by the enhanced-valuation of
properties resulting from the municipality’s redevelopment program, improvements and
activities, various redevelopment projects, and the reassessment of properties. Under TIF, all
taxing districts continue to receive property taxes levied on the initial valuation of properties
within the Project Area. Additionally, taxing districts car receive distributions of excess




X ncremental Property Taxes when annual Incremental Property Taxes received exceed principal
and interest obligations for that year and expected redevelopment project expenditures necessary
to implement the Redevelopment Plan, Taxing districts also benefit from the increased property
taxbase after project Costs and obligations are paid.

"X he Ilinois General Assembly made two key findings in adopting the Tax Increment Allocation
JR edevelopment Act:

1. That there exists in many municipalities within the State blighted and gonservation
areas; and
2. that the eradication of blighted areas and the treatment and improvement of

conservation areas by redevelopment projects are essential to the public interest.

T o ensure that the exercise of these powers is proper and in the public interest, the Act also
specdifies certain requirements which must be met before a municipality can proceed with
irmplementing a redevelopment project. One of these requirements is that the municipality must
demonstrate that a prospective redevelopment project qualifies either as a "blighted area" or as

"conservation area." In reviewing the proposed TIF District (see enclosed map) it is our
findings that the area identified as TIF #2B would meet the eligibility criteria for a
nConservation Area."

III. POWERS AND AUTHORITIES

The Mascoutah, Illinois Tax Increment Finance District #2B shall be created with all the powers
and authorities granted such districts by 65 ILCS 5/11-74,4-1 seq., in its present form or as it
may be amended from time to time by the Illinois State Legislature.

IV. BASIS FOR REDEVELOPMENT

As set forth in the "Act," "Conservation Area" means any improved area within the boundaries
of a redevelopment project area located within the territorial limits of the municipality in which
50 percent or more of the structures in the area have an age of 35 years or more. Such an area
is not yet blighted, but because of a combination of 3 or more of the following factors:
dilapidation; obsolescence; deterjoration; illegal use of individual structures ; presence of
structures below minimum code standards; excessive vacancies; lack of ventilation, light or
sanitary facilities; inadequate utilities; excessive land coverage; deleterious land use or layout;
or lack of commumity planning, is detrimental to the public safety, health, morals or welfare and
such an area may become a blighted area.




PROJECT AREA ELIGIBILITY

A quantitative and qualitative review, as well as statistical analysis of the structures within the
TIF District, was made to determine if the area met the requirements of a "Conservation Area”
as defined by TIF legislation.

1)

2)

3)

Age of Structure

The age of structures in a TIF Area is a key factor in the determination of the
Area’s ability to qualify as a Conservation Area. The State Statute criteria
requires that fifty (50) percent or more of the structures in the Area o be thirty-
five (35) years of age or more for the Area to qualify as a Conservation Area.

Of the 466 structures within the proposed TIF District it was determined that Two
hundred ninety-two (292) or 63% of the structures in the Redevelopment Area are
thirty-five (35) years of age or more.

Age as a factor is present to a major extent within the redevelopment area.

Lack of Community Planning

This factor means that no community planning existed or was considered
inadequate when portions of the TIF District was developed. Prior to 1969 there
was no evidence of any formal adopted plans by the City of Mascoutah.

The majority of the built-up portions of the study area were developed prior to
community plarming efforts of the City. Structures and streets were built without
compliance to basic development codes (Zoning and Subdivision Regulations).
The ceniral business district lacks convenient parking and lot sizes in many areas
discourage redevelopment.

Lack of community planning exists to a major extent in the redevelopment area.

Inadequate Utilities:

Inadequate utilities can be defined when a utility (water, sewer, etc.) is
undersized, deteriorated because of age, or is inadequate to meet the needs of the
area in which it is located. Within the proposed Tax Increment Finance District
#2B the consulting City Engineer has identified areas where improvements are
needed to the water and sewer distribution system. These improvements are
determined to be necessary so that these areas can have the same quality of
service as other areas of the community.




§) Presence of Structures Below Minimum Code Standards '

In reviewing the proposed #2B TIF District encompasses a large portion of the
older developed area in Mascoutah. Because a large portion of this area was
developed and built prior to the adoption of zoning, subdivision, and other
governmental codes, it is evident that many structures and parcels of land fall
below the presently adopted standards. Failing to meet the required zoning
setback requirements, lot sizes below the minimum lot standards, and structures
below minimum building code requiremeénts were found within the district. The
presence of structures below minimum code standards is a factor within the
redevelopment area

BASED UPON A REVIEW OF "CONSERVATION AREA" TIF REQUIREMENT THE
SOUTHWESTERN ILLINOIS PLANNING COMMISSION HAS DETERMINED THAT THE
PROPOSED MASCOUTAH TIF #2B IS ELIGIBLE UNDER THE STATE GUIDELINES.

REDEVELOPMENT IMPROVEMENTS GOALS

Without the adoption of a Redevelopment Plan, and TIF, the Project Area is not reasonably
expected to be redeveloped by private enterprise. In the absence of City-sponsored
redevelopment initiatives there is a prospect that conservation conditions will continue to exist
and spread and adjacent properties will become less attractive for development or redevelopment.

V. REDEVELOPMENT PLAN

The main objective of this redevelopment plan is the adoption of a program of development and
redevelopment for the Mascoutah TIF Districts to reduce or eliminate the conditions which
caused the area to qualify as a Conservation Redevelopment Area. The individual objectives aim
to enhance the tax base of all the taxing districts which overlap the area and to induce private
investment in the area.

The following identify, in capsule, the redevelopment plan objectives:

. encourage housing development contiguous to existing development.
® encourage mixed-use shopping/retail/commercial development, ‘
. encourage the development of infrastructure improvements throughout the
redevelopment area.
e encourage the upkeep and redevelopment of existing housing and businesses.

The City of Mascoutah also certifies that displacement of residents from inhabited residential
dwelling units will not result from the implementation of this plan.
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~The City also finds based upon its analysis that the project area on the whole has not been
=tbject to growth and development through the normal private enterprise process.
X nplementation of this plan should not have any major financial impact on or any increased
<Iimand for services for taxing districts affected by the plan.

~Xle City of Mascoutah, after consulting with the Southwestern Illinois Planning Commission
(SMAPC), also finds that the TIF #2B plan conforms fo the “City of Mascoutah Comprehensive
¥?hn” for the development of the municipality as a whole.

~Tle life of the Mascoutah TIF #2B District is expected to be. twenty-three (23) years, For
rruximum effectiveness, the strategy will be to provide incentives to begin specific projects as
ssoun s possible after formal adoption of the District.

“The City of Mascoutah anticipates the expenditure of approximately $8,791,337 for public

infrastructure costs. These public costs include all reasonable or necessary costs incurred or
expecied for the implementation of this Plan. Specifically, these costs include the following:

PROJECTED PROJECT COST MASCOUTAH “TIF #2B” DISTRICT*

Railway St. Asphalt Overlay ' 46,919.00

Route 4 Bituminous Shoulders 187,201.00

Curb, Gutter, & Street Improvements

(excluding projects (above) 6,173,365.00

Sanitary Sewer Replacement 864,622.00

Water Distribution System Improvements 043,250.00

Downtown Redevelopment -

(Sidewalks, Lighting and Parking) 287,500.00

Surface Drainage Improvements (retention) 288,480.00
Total $8,791,337.00

* In 1999 Dollars
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In addition to TAX INCREMENT FINANCING the City of Mascoutah may include the
fllowing sources of funds to assist in implementing this plan - grants, general tax revenue,
wiility taxes, motor fuel tax, general revenue bonds, and other lawful revenue sources.

V1. DISSOLVING OF TIF DISTRICT #2B

The Mascoutah Tax Increment Finance District #2B may be dissolved after creation according
to the process and procedures set forth in 65 ILCS 5/11-74.4 TAX INCREMENT
ALLOCATION REDEVELOPMENT ACT in its present form or as it may be amended from
time to time by the Illinois State Legislature.

However, should 65 ILCS 5/11-74.4 not address the disposition of funds held by a Tax
Tncrement Finance District, said funds held by the City of Mascoutah Tax Increment Finance
District #2B will be disbursed by using the following procedure as a guide for said disposition.
Any real property tax funds (including interest) of the City of Mascoutah Tax Increment Finance
District #2B unencumbered by financial obligation, will be turned over to the appropriate taxing
district, based upon a pro-rata basis relative to the most recent tax rates in effect for those
district at the time of the dissolving of the Tax Increment Finance District #2B.

VII. BEGINNING AND ENDING EAV

The cuirent 1998 Equalized Assessed Valuation (EAV) of the Redevelopment area is
approximately $8,143,485. If fully redeveloped it is anticipated that the EAV will increase to
approximately $15,000,000.

VIII. COMMITMENT TO FAIR EMPLOYMENT
AND AFFIRMATIVE ACTION PLAN

The City will comply with fair employment practices and the Development will comply with alt
Affirmative Action Plans.

IX. "TIF" SUPPORTING INFORMATION

Legal Description of Boundary
Map of TIF District '
List of Property Owners
Infrastructure Report




MASCOUTAH TIF #2B LEGAL DESCRIPTION

Beginning at a point of intersection between the centerline of Union Street and the centerline of
the alley between Jefferson Street ([1linois Route 4) and Independence Street said point being the
point of beginning, Thence, west along said centerline of Union Street and the south lines of
ParcelsNo. 10-32-313-013, 10-32-312-010, 10-32-308-032, and 10-31-409-047 to the southwest
cormnerof parcel 10-31-409-047. Thence turning north to the southwest comer of Parcel No. 10~
31-409-006, thence turning east along said centerline to its intersection with the centerline of
Maple Street extension, thence turning north along said centerline of Maple Street and its
extension to the intersection with the centerline of State Street to a point of intersection with the
west lite and its southerly extension of Parcel No. 10-31-244-027, thence turning north along
said west line and its extension to a point of intersection with the centerline of West Main Street,
thence turning east along said centerline to a point of intersection with the centerline of Railway
Street, thence turning north along the centerline of Railway Street to a point of intersection with
the centerline of Church Street, thence tuming west along said centerline to its intersection with
the west line of Parcel No. 10-31-240-035 and it extension, thence turning north along said
property line to its intersection with the centerline of the alley between Green Street and Church
Street, thence turning west along said centerline to its intersection with the east line and its
extension of Parcel No. 10-31-239-004, thence turning south along said east line and its
extension to the centerline of Church Street, thence turning west along said centerline to its
intersection with the west line and its extension of Parcel No. 10-31-239-003, thence turning
north along said west line to its intersection with the centerline of the alley between Green Street
and Church Street, thence turning west along said centerline to its intersection with the centerline
of Second Street, thence turning rorth along said centerline fo its intersection with the centerline
of the alley between Poplar Street and Oak Street thence turning east along said centerfine to
its intersection with the centerline of Railway Street, thence turning north along said centerline
to its intersection with the north line and its extension of Parcel No. 10-32-160-007, thence east
along said north line of Parcel No. 10-32-160-007 to the southwest corner of Parcel No. 10-29-
300-014, thence turning north along the west line of Parcel No. 10-29-300-014, to the southwest
commner of Parcel No. 10-29-300-002. The TIF Boundary then turns east along the south line of
Parcel No. 10-29-300-014 and its extension to a point of intersection with the centerline of
Jefferson Street (Illinois Route 4}, thence turning south along said centerline to a point of
intersection with the east R.O.W. line of Jefferson Street (Illinois Route 4). Thence running
southwesterly along the said east R.O.W. line to the point of intersection with the centerline of
Independence Street, then tumning east.and south along the centerline of Independence Street to
its intersection with the centerline of East Main Street, thence turning east along said centerline
to a point of intersection with the centerline of Mine Road, thence turning south along said
centerline to its intersection with the centerline of State Street, thence turning west along said
centerline {o its intersection with the centerline of Bernard Street, thence turning south along said
centerline to its intersection with the centerline of South Street, thence turning west along said
centerline to ifs intersection with the centerline of Independence Street, thence turning south
along said centerline to its intersectionrwithrthe centerling of -George Street; thenee turning west
along said centerline to its intersection with the centerline of an alley between Independence
Street and Jefferson Street (Ilinois Route 4), thence turning south along said centerline to the
point of beginning.




PROPOSED TAX INCREMENT FINANCING
DISTRICT #2B
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City of Mascoutah
TIF #2B

INFRASTRUCTURE REPORT

11/15/99




This report is based on the examination of the existing infrastructure in the TIF 2B district of the
City of Mascoutah, Illinois. The TIF 2B district covers the oldest section of town dating back to the
early 1890s. This area makes up approximately 30% of the population of the city. The district consists
of 36,000 1.£ of existing water main, 17,000 L£. of existing sewer main, and 47,000 feet of roadway.

Due to the age of this area, many improvements are needed for the upkeep of infrastructure conditions
in the city. -
Roadways

The TIF 2B district is located in the heart of the city of Mascoutah. (See Exhibit A) Although,
the area of discussion has a location of such, the majority of the roadways would be classified today as
local streets. A local street is a street primarily used for access to abutting property with minimum
speeds and traffic volumes. The existing conditions along these local streets stand as oil and chip sur-
faces, 40 to 50 foot wide right-of-ways having variable pavement widths, and the majority lacking any
curb and gutter,

Based on the 1996 subdivision ordinance for the City of Mascoutah, all local streets other than
state highways shall consist of a 45” right-of-way, 30° pavement width, bituminous concrete or Portland
cement concrete, and bound on both sides by concrete curb and gutter. Of the streets within the TIF 2B
district, only three streets would meet these standards of which two are Illinois Department of Transpor-
tation maintained routes. In the southern ;no st |
portion of the TIF 2B district, the roadway
pavement is barely wide enough for two vehi-
cles, as can be seen in this photo taken along
George Street. In order to meet these standards

set forth in this subdivision ordinance, approxi-

mately 67,000 linear feet of concrete curb and




gutter is needed, many streets will need widened to fulfill the 30" width of pavement, and some will need
additional right-of-way.

After a run through all streets within the TIF 2B district, an estimated cost of improvements to
meset this ordinance throughout the area would be approximately 8.7 million dollars. This cost was
rooted from some specific improvements suggested to be completed within the city.

For instance, along Route 4, or Jefferson Avenue, the roadway is lined down both sides with a
variﬁble width rock shoulder. Route 4 is a highly traveled roadway running North and South through
Mascoutah. Parking is aloud within city limits along this rock shoulder. In some locations, the width of
the shoulder is much too narrow for vehicles to : TR
park, and in some cases, the sidewalk is even util-
ized for parking (see photo). Funding would be
used along this route to get the shoulders paved at

a uniform width of eight feet with bituminous con-

crete. Additionally, the placement of concrete curb
and gutter along this route will promote drainage off the roadw;ty.
Route 177, or Main Street, is another street of concern for the city. This is the main collector
through Mascoutah running East and West. As
seen in the picture, the existing curb and g-utter is
deteriorating from the years of wear and tear, and
due to the number of overlays of pavement, it is be-
ginning to disappear. Due to the age of this street,
and its location through downtown Mascoutah, ex-
tensive work will need to be performed to meet this goal.

Another collector street running North and South through the city is Railway Street. This route




Jeads to a general business and industrial district that lies on the South side of town. Due to the indus-
try, the route is highly traveled by trucks from Main Street to the businesses. The heavy trucks have

caused depreciation of the pavement surface. Multiple cracks can be seen running the length of the con-

W crete pavement slabs, and numerous patches exist
along the route increasing the roughness. (See

- _ A photo). Curb and gutter previously was replaced
during a water main replacement project along the
west side of Railway Street, whereas, along the |

2 cast side, the curb and gutter is depressed a couple

inches below the pavement surface elevation.

Elevation change across the city of Mascoutah is minimal presenting many problems with drain-
age in the area. Most of the roadways today, as stated earlier, lack curb and gutter and instead have
drainage ditches running the length of the roadways. Althbugh these ditches exist, many have little to
no grade. Therefofe these ditches serve as storage areas for the storm water which eventually leads to
flooding. The addition of curb and gutters will improve the removal of water from roadways and also
either decrease or eliminate some of the existing roadway flooding areas.

Water Main

Within the TIF 2B district of the c~ity of Mascoutah, water mains ranging in size from 2 inch to 6
inch are appro;dching 70 years in age. Conscientiously, the city has worked to replaced approximately
half of the 36,000 L.f, of water main in this district within the past fifteen years to P.V.C. pipe (see Ex-
hibit B), but the remaining 2, 4, and 6 inch cast iron pipes are substandard to the Illinois Environmental
Protection Agency today. Not only are these pipes of poor quality, the community tolerates low water
pressure resulting from the narrowness of the pipe diameters. These small diameter pipes also suffer

from mineral deposits in the lines that have built up over the life of the pipe.




Due to the age of these pipes, the city incurs very frequent water main breaks. Not only is this
expensive for the city, but inconvenient for the residents. In many cases, when a break occurs, large
sections of town must be shut down in order to repair the line. Many of the valves along these substan-
dard lines are frozen open preventing the city from closing off only small portions of town. Replace-
ment of the remaining cast iron pipe, fire hydrants, and valves would drastically improve the water qual-
ity for city of Mascoutah residents within the TIF 2B district.

Sanitary Sewer Main

The sanitary sewer existing in the city of Mascoutah TIF 2B district also dates back to the
1930%s, 70 years old. During that time period, manholes were built with bricks. Many of these brick
menholes still stand in Mascoutah today. The Illinois Environmental Protection Agency considers these
structures as less than adequate. After inspection, these manholes were determined to be structurally
defective with the possibility of caving in.

Aside from the manhole situation, the aged sanitary sewer interceptor follows an indirect route in
order to reach the 4th Street lift station lying on the south side of town (see Exhibit C). Because of this
winding route, the residents endure sewer back-ups and basement flooding within the TIF 2B district. A
new rerouted sanitary sewer interceptor is recommended for quicker removal of waste fiom these prob-
lem areas. The new interceptor will also alleviate the problems within the city of blockage and infiltra-

tion.
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