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I. Introduction 
 
This document, entitled Forest Hills Road Tax Increment Financing 
Redevelopment Project and Plan, is to serve as a redevelopment plan (the 
“Redevelopment Plan”) for the Forest Hills Road area (the “Project Area”) in the 
City of Loves Park, Winnebago County, Illinois (the “City”).  The Project Area 
encompasses approximately 132.9 acres and is illustrated in Figure 1 and legally 
described in Section II of this Redevelopment Plan. 
 
The City of Loves Park 
 
Loves Park is located in Winnebago and Boone Counties directly north of 
Rockford and approximately 15 miles south of the Illinois-Wisconsin state line 
within 70 miles of the metro regions of Chicago, Madison and Milwaukee.  The 
City is situated along the Rock River and is home to approximately 24,000 
residents.  The community of Loves Park was originally settled in the early 1900’s 
along the east bank of the Rock River and served as a recreation and cottage 
area as well as a small growing suburb of Rockford.  In order to respond to 
growth and the demand for public services, the community incorporated as a city 
in 1947. 
 
Loves Park has grown steadily over time through active annexation strategies, 
construction of transportation and utility infrastructure and management of 
residential, commercial and industrial development.  The City has also responded 
to regional growth trends and has developed a strong presence in the Rockford 
metropolitan area particularly due to its employment base, proximity to the 
Rockford airport and accessibility via IL Route 251 and the I-90 tollway.  Today, 
Loves Park is known for its variety of housing styles, strong municipal services, 
quality schools, desirable community amenities, established and growing 
commercial centers along key arterials and solid industrial locations.  Similar to 
other communities of the region, Loves Park faces the challenges of planning for 
and managing change associated with the region’s 21st century demographics 
and economy. 
 
The City’s 1997 Comprehensive Plan (“Comprehensive Plan”) identifies several 
goals, objectives and strategies for fostering and managing growth, including 
retaining and attracting businesses to diversify the economic base and to 
establish a balanced, self-sufficient economy. 
 

A. Tax Increment Financing 
 
In January 1977, the Illinois General Assembly, through passage of the Tax 
Increment Allocation Redevelopment Act (“Act”), made TIF possible.  The Act is 
found in Illinois Compiled Statutes, Chapter 65, Act 5, Section 11-74.4-1 et seq., 
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as amended.  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 redevelopment project costs 
(sometimes referred to as “Project Costs” or “Redevelopment 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 to be 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 of all of the redevelopment project; or (e) any other taxes or anticipated 
receipts that the municipality may lawfully pledge. 
 
Tax increment financing does not generate tax revenues by increasing tax rates.  
This financing mechanism allows the municipality to capture, for a certain 
number of years, the new tax revenues produced by the enhanced valuation of 
properties resulting from the municipality’s redevelopment program, 
improvements and activities, various redevelopment projects, and the 
assessment and reassessment of properties.  All taxing districts continue to 
receive property taxes levied on the initial valuation of properties within the 
redevelopment project area.  Additionally, taxing districts can receive 
distributions of excess Incremental Property Taxes when annual Incremental 
Property Taxes received exceed principal and interest obligations for that year 
and redevelopment project costs necessary to implement the redevelopment 
plan have been paid and such excess amounts are not otherwise pledged, 
earmarked or designated for future usage on other redevelopment projects.  
Taxing districts also benefit from the increased property tax base after 
redevelopment project costs and obligations are paid and the Project Area’s term 
has expired or has been terminated. 
 

B. Forest Hills Tax Increment Financing Redevelopment Project 
and Plan 

 
The purpose of the Redevelopment Plan is to promote the health, safety, morals, 
and welfare or the general public by:  Removing and alleviating adverse 
conditions by encouraging private investment of underutilized and vacant 
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properties which will strengthen the economy, tax base, and business 
environment.  The Project Area has not been subject to growth and development 
through private investment.  Therefore, it is not reasonable to expect that the 
Project Area will be redeveloped and revitalized without the use of TIF.  The 
Redevelopment Plan was prepared in accordance with the provisions of the Act 
and is intended to guide improvements and activities within the Project Area in 
order to stimulate private investment. 
 
Through the implementation of this Redevelopment Plan, it is the City’s goal that 
the entire Project Area be revitalized on a comprehensive and planned 
development basis in order to ensure that private investment in rehabilitation 
and new development occurs: 
 

1. To improve and encourage, through public and private investment, the 
appearance of public rights-of-way, attractive building design, 
maintenance of buildings, signage, surface improvements, and 
streetscape enhancements. 

 
2. To eliminate substandard conditions in a portion of the City characterized 

by age, deterioration, inadequate storm water management, and lack of 
community planning. 

 
3. On a coordinated basis to ensure that the land use, pedestrian access, 

vehicular circulation, parking, urban design and utility systems are 
functionally integrated and meet present-day principles and standards. 

 
4. Comprehensively to ensure that blighting factors are prevented and 

eliminated. 
 

5. Within a reasonably defined time period so that the area may contribute 
to the economic vitality of the City. 

 
The Redevelopment Plan sets forth the above stated goals to be accomplished 
within the Project Area.  During the implementation of redevelopment projects in 
the Project Area, the City may (i) undertake or cause to be undertaken public 
improvements and activities as described in Section V of the Redevelopment Plan 
and (ii) enter into redevelopment agreements with private entities to construct, 
rehabilitate, renovate or restore private improvements on one or several parcels 
within the Project Area. 
 
This Redevelopment Plan describes the Project Area and sets forth the blighting 
factors that qualify the Project Area for designation as a blighted area as defined 
in the Act.  Section II of the Redevelopment Plan contains the legal description of 
the boundaries of the Project Area. 
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Successful implementation of the Redevelopment Plan will require the use of 
Incremental Property Tax, and other resources in accordance with the Act, to 
stimulate the comprehensive and coordinated revitalization and redevelopment 
of the Project Area.  Only through the utilization of TIF will the Project Area 
develop on a comprehensive and coordinated basis.  This will eliminate the blight 
factors that have deterred private investment in the Project Area. 
 
The use of Incremental Property Taxes will allow the City to direct, implement, 
and coordinate activities to stimulate private investment in the Project Area.  
These improvements, activities and investments will benefit the City, its 
residents, and all taxing districts having jurisdiction over the Project Area.  The 
anticipated benefits include: 
 

• Adaptive reuse and rehabilitation of buildings, as appropriate; 
 

• Enhanced streetscape features and infrastructure that improve public 
access, serve and stimulate activity, and integrate with a key corridor 
location; 

 
• An increased property tax base arising from rehabilitation and new 

private development for commercial uses; 
 

• An increase in full-time employment opportunities for residents of the 
City and the region; 

 
• Elimination of land use conflicts and problem conditions in the Project 

Area as well as general physical improvement and upgrading of 
properties; 

 
• A revitalized commercial corridor which exemplifies the City’s identity 

and character and serves as a central location for commercial activity 
in the region. 
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II. Legal Description 
 
The conditions summarized in this section are described in detail in a separate 
report, entitled Forest Hills Road Tax Increment Financing Redevelopment 
Project Area Eligibility Study (the “Eligibility Study”). 
 
Block 1 
 
Part of the Southeast Quarter of Section 5, Township 44 North Range 2 East of 
the Third Principal Meridian bounded and described as follow to-wit. 
 
Beginning at the intersection of the centerline of East Riverside Boulevard and 
the centerline of Forest Hills Road; thence Southwesterly along the centerline of 
Forest Hills Road to the intersection of said centerline and the Southerly line of 
the 
Northerly 250 feet of Lot 6 as designated upon the plat of Hamilton Acres the 
plat of which is recorded in Book 22 of Plats on Page 333 in the Recorder’s Office 
of Winnebago County, Illinois.; thence Northwesterly along Southerly line of the 
Northerly 250 feet of Lot 6 to the Easterly right-of-way line of the Chicago and 
Northwestern Railroad; thence Northeasterly along the Easterly right-of-way line 
of the Chicago and Northwestern Railroad and said line extended Northeasterly 
to the centerline of East Riverside Boulevard; thence Easterly along the 
centerline of East Riverside Boulevard to the point of beginning. Situated in the 
County of Winnebago, State of Illinois. 
 
Block 2 
 
Part or the West half of Section 5, Township 44 North, Range 2 East of the Third 
Principal Meridian bounded and described as follows to-wit: 
 
Beginning at the intersection of the Easterly right-of-way line of Forest Hills 
Road, 
extended Southwesterly and the centerline of East Riverside Boulevard; thence 
Westerly along the centerline of East Riverside Boulevard to the Easterly right-of-
way line of the Chicago and Northwestern Railroad extended Southerly; thence 
Northeasterly along said Easterly right-of-way line to the Northerly line of Lot 7 
as designated upon the plat of Baudhuin Farms the plat of which is recorded in 
Book 22 of Plats on Page in the Recorder’s Office of Winnebago County, Illinois; 
thence Easterly along the North line of said Lot 7 to the Southerly line of a 
Drainage Way as designated upon said plat; thence Southeasterly along the 
Southerly line of said Drainage Way and said Southerly line extended to the 
Easterly right-of-way line of Forest Hills Road; thence Southwesterly along the 
Easterly right-of-way line of Forest Hills Road and said right-of-way line extended 
to the point of beginning. Situated in the County of Winnebago, State of Illinois. 
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Block 3 
 
Part of the North half of Section 5, Township 44 North, Range 2 East of the Third 
Principal Meridian and part of the South half of Section 32, Township 45 North, 
Range 2 East of the Third Principal Meridian bounded and described as follows 
to-wit: 
 
Beginning at the point of intersection of the Easterly right-of-way line of Forest 
Hills Road and the Southerly line, extended Southeasterly, of a Drainage Way as 
designated upon the plat of Baudhuin Farms the plat of which is recorded in 
Book 22 of Plats on Page 74 in the Recorder’s Office of Winnebago County, 
Illinois; thence Northwesterly along the South line of said Drainage Way 
extended Southeasterly and the Southerly line of said Drainage Way to the South 
line of Lot 8 as designated upon said plat; thence Westerly along the Southerly 
line of Lot 8 as designated upon said Plat to the Westerly line of said Lot 8; 
thence Northeasterly along the Westerly line of said lot 8 to the Southwest 
corner of Lot 9 as designated upon said plat; thence Easterly along the South 
line of said Lot 9 to a point which lies 50 perpendicularly distant from the 
Westerly line of said Lot 9 and the Southeasterly corner of a Drainage Way 
recorded as Document 71-25-1731 in said Recorder’s Office; thence 
Northeasterly, Easterly and Northeasterly along the Easterly, Southerly and 
Easterly lines of said Drainage Way to the Southwest corner of a Drainage Way 
recorded as Documents 71-23-1061, 71-23-1062 and 71-23-1063 in said 
Recorder’s Office; thence Northerly along the Easterly line of said Drainage Way, 
and said Easterly line extended Northerly to the Northerly right-of-way line of 
Windsor Road; thence Easterly along the Northerly right-of-way line of Windsor 
Road and said right-of-way line extended Easterly to the centerline of Alpine 
Road; thence Southerly along the centerline of Alpine Road to the point of 
intersection of the centerline of Alpine Road and a line which lies between the 
intersection of the Southerly right-of-way line of Forest Hills Road and the 
Easterly line of Alpine Road and the Northwest corner of M Dodd Subdivision the 
plat of which is recorded in  Book 49 of Plats on Page 39 in said Recorder’s 
Office; thence Southwesterly along aforesaid line to the Northwest corner of said 
M Dodd Subdivision; thence Southwesterly along the Easterly right-of way line of 
Forest Hills Road to the point of beginning. Situated in the County of Winnebago, 
State of Illinois. 
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Block 4 
 
Part of the North half of Section 5, Township 44 North, Range 2 East of the Third 
Principal Meridian and part of the South half of Section 32, Township 45 North, 
Range 2 East of the Third Principal Meridian bounded and described as follows 
to-wit: 
 
Beginning at the intersection of the Northerly right-of way line of Windsor Road 
extended Easterly and the Easterly right-of way line of Forest Hills Road; thence 
southwesterly along the Easterly right-of way line of Forest Hills Road to the 
intersection of the Northerly right of line of Colby Lane and the Easterly right-of 
way line of Forest Hills Road; thence Southwesterly to the intersection of the 
Southerly right-of-way line of Colby Lane and the Easterly right-of-way line of 
Forest Hills Road; thence Southwest along the Easterly right-of-way line of Forest 
Hills Road to the Easterly right-of-way line of Alpine Road thence Southwesterly 
along a line which lies between the intersection of the Easterly right-of way line 
of Alpine Road and the Southerly right-of–way line of Forest Hills Road and the 
Northwest corner of M Dodd Subdivision thence Southwesterly along aforesaid 
line to the centerline of Alpine Road; thence Northerly along the centerline of 
Alpine Road to the point of intersection of the centerline of Alpine Road and the 
Northerly right-of-way line of Windsor Road extended Westerly; thence Easterly 
along the Northerly right-of way line of Windsor Road extended Westerly and 
Northerly right-of way line of Windsor Road to the point of beginning. Situated in 
the County of Winnebago, State of Illinois. 
 
Excepting there from the following described premises bounded and described as 
follows to-wit: 
  
Part of Lots 1, 2,& 3 as designated upon the plat of Renn Hart Hills Subdivision 
Commencing at  Northwest corner of Block 1 as designated upon said plat; 
thence Easterly along the North line of said Block 1, a distance of 804.03 to the 
point of beginning of this description; thence Southerly parallel with the Westerly 
line of said Block 1, a distance of 158.18 feet; thence Easterly parallel with the 
Northerly line of said Block 1, a distance of 150.00 feet; thence Northerly parallel 
with the Westerly line of said Block 1 to the Northerly right-of-way line of 
Windsor Road; thence Westerly along the Northerly right-of way line of Windsor 
Road, a distance of 150.00 feet; thence Southerly parallel with the Westerly line 
of said Block 1 to the point of beginning. Situated in the County of Winnebago, 
State of Illinois. 
 
 
 
 
 

-------------------------------------------------------------------------------------------------------
Forest Hills Road Tax Increment Financing Redevelopment Project and Plan 
Loves Park, Illinois 

10 



Block 5 
 
Part of the West half of Section 5, Township 44 North, Range 2 East of the Third 
Principal Meridian bounded and described as follows to-wit:: 
 
Beginning at the intersection of the Westerly right-of way line of Material Avenue 
extended southerly and the Southerly right-of-way line of East Riverside 
Boulevard; thence Northerly along the Westerly right-of way line of Material 
Avenue, extended Southerly and the Westerly right-of way line of Material 
Avenue to the Southerly line of the Drainage Way as designated upon the Plat of 
Larson’s Industrial Tracts the plat of which is recorded in Book 27 of Plats on 
Page 37 in the Recorder’s Office of Winnebago County, Illinois; thence Easterly 
along the Southerly line of said Drainage Way and said Southerly line extended 
Easterly to the Easterly right-of way line of the Chicago and Northwestern 
Railroad; thence Southwesterly along said Easterly right-of-way line to the 
Southerly right-of-way line of East Riverside Boulevard; thence Westerly along 
the Southerly right-of-way line of East Riverside Boulevard to the point of 
beginning. Situated in the County of Winnebago, State of Illinois. 
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III. Project Area Eligibility Conditions 
 
The conditions summarized in this section are described in detail in a separate 
report, entitled Forest Hills Road Tax Increment Financing Redevelopment 
Project Area Eligibility Study (the “Eligibility Study”).  The Eligibility Study 
presents the definition, application and extent of the blighting factors in the 
Project Area.  The Eligibility Study is attached as Exhibit I to this Redevelopment 
Plan. 
 
The Project Area conditions documented in this section are based on surveys and 
analyses conducted by the City.  Based on the definitions set forth in the Act, the 
Project Area is found to be eligible for (i) classification as a “blighted area” and 
(ii) designation as a redevelopment project area. 
 

A. Surveys and Analyses Conducted 
 
The summary of findings for the Project Area is based upon surveys and 
analyses conducted by the City.  The surveys and analyses conducted include: 
 

1. Exterior survey of the condition and use of each building; 
 

2. Site surveys of streets, driveways, sidewalks, curbs and gutters, lighting, 
parking facilities, landscaping, fences and walls, and general property 
maintenance; 

 
3. Analysis of existing uses and their relationship to the community; 

 
4. Analysis of current parcel configuration, building size and layout; 

 
5. Analysis of real estate property values for all tax parcels within the area 

for years 2004-2012; and 
 

6. Comparison of current land use to the current zoning ordinance and the 
current zoning map. 

 
B. Summary of Findings 

 
Based on the definitions set forth in the Act, the Project Area is found to be 
eligible for (i) classification as a “blighted area” and (ii) designation as a 
redevelopment project area.  The summary findings of this report include: 
 

• The Project Area is over 1½ acres. 
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• Nine of the 13 blight factors are present to a meaningful extent and 
reasonably distributed in the Project Area, including:  “obsolescence,” 
“deterioration,” “excessive vacancies,” lack of ventilation, light, or 
sanitary facilities,” “inadequate utilities,” “deleterious land-use,” 
“environmental clean-up,” “total equalized assessed valuation of the 
proposed redevelopment area has declined 4 of the last 5 years,” and 
“lack of community planning.”  Two additional factors are present to a 
more limited extent but support the blighted area finding, including:  
“Dilapidation,” and “structures below minimum code standards”. 

 
• The Project Area includes only real property and improvements 

thereon substantially benefited by the proposed redevelopment project 
improvements. 

 
The conclusion from the findings is that to ensure the Project Area contributes to 
the long-term physical, economic, and social well being of the City, the Project 
Area is in need of revitalization and redevelopment.  The presence of blight 
factors in the Project Area indicates that the Project Area has not been subject to 
sound growth and development through investment by private enterprise, and 
would not reasonably be anticipated to redevelop without public action. 
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IV. Redevelopment Goals and Policies 
 
Comprehensive and coordinated investment in public and private improvements 
and facilities is essential for the successful redevelopment of the Project Area 
and the elimination of conditions that have impeded redevelopment of the 
Project Area in the past.  Redevelopment of the Project Area will benefit the City 
through improvements in the physical environment, an increased tax base, 
development/redevelopment opportunities, new jobs and job training 
opportunities and an increase in the vitality of the Project Area. 
 
This section identifies the general goals and objectives for redevelopment of the 
Project Area.  Section V of this Redevelopment Plan describes the overall 
redevelopment concept for the Project Area and redevelopment activities that 
the City intends to undertake to achieve the redevelopment goals and objectives 
presented in this Section. 
 

A. Redevelopment Goals 
 
Listed below are the general goals for redevelopment of the Project Area.  These 
goals provide overall focus and direction for this Redevelopment Plan. 
 

• New investment and development that will preserve or enhance the 
value of properties within and adjacent to the Project Area, improving 
the real estate and sales tax base of the City and other taxing districts 
having jurisdiction over the Project Area. 

 
• An environment within the Project Area that will contribute more 

positively to the health, safety and general welfare of the City, and 
preserve or enhance the value of properties within and adjacent to the 
Project Area. 

 
• Elimination of the factors that qualified the Project Area as a blighted 

area. 
 

• A strong, vital Forest Hills Road/East Riverside Boulevard corridor 
achieved through retaining businesses and adding new businesses, 
destination locations, anchor components, developments and 
improvements. 

 
• Improved infrastructure and an enhanced streetscape environment. 

 
• A strong, positive visual image of the Project Area through attractive 

and high-quality building design and site improvements. 
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• Redevelopment of the Project Area in accordance with the 
Redevelopment Plan and the Comprehensive Plan. 

 
B. Redevelopment Objectives 

 
Listed below are the redevelopment objectives which will guide planning 
decisions regarding redevelopment within the Project Area. 
 

• Eliminate substandard conditions in a portion of the City characterized 
by age, deterioration, inadequate storm water management, and lack 
of community planning. 

 
• Strengthen the economic well being of the Project Area and the City by 

returning vacant or underutilized properties to the tax rolls. 
 

• Create an environment and provide incentives that stimulate private 
investment in the upgrading of buildings and/or expansion of existing 
businesses and new construction. 

 
• Assemble, or encourage the assembly, of land into parcels of 

appropriate shape and sufficient size for redevelopment in accordance 
with this Redevelopment Plan. 

 
• Establish a distinctive and cohesive visual identity for the Project Area 

and encourage a high-quality appearance of buildings/sites and high 
standards of urban design. 

 
• Provide new retail and service businesses to support the community’s 

residents, and expand the City’s tax base. 
 

• Improve the design and appearance of commercial storefronts, 
including façade treatment, color, materials, awnings, canopies, and 
signage. 

 
• Provide an overall system of signage that will establish visual 

continuity, understandable way-finding routes, and promote a positive 
overall image for the Project Area. 

 
• Redevelop underutilized and obsolete sites. 

 
• Where feasible, repair and rehabilitate existing buildings in poor 

condition and reuse vacant buildings in serviceable condition for new 
businesses. 
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• Where rehabilitation is not feasible, demolish deteriorated existing 
buildings to allow for new development. 

 
• Where feasible and appropriate, improve street surface conditions, 

sidewalks, and natural water drainage, street lighting, and traffic 
signalization. 

 
• Upgrade public utilities and infrastructure as required. 

 
• Encourage coordinated, planned redevelopment of parcels and 

structures in order to achieve efficient building design, coordinated 
access, circulation, parking and service facilities. 

 
• Provide safe and efficient vehicular, bicycle and pedestrian circulation 

systems that will enable adequate access to, movement within 
connections throughout the Project Area. 
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V. Redevelopment Project 
 
This section presents the Redevelopment Project anticipated to be undertaken by 
the City and by private entities in furtherance of this Redevelopment Plan.  The 
Redevelopment Project described in this Redevelopment Plan and pursuant to 
the Act includes: 
 

• The overall redevelopment concept and goals; 
 

• The land use plan; 
 

• A description of redevelopment improvements and activities; 
 

• Estimated redevelopment project costs; 
 

• A description of sources of funds to pay estimated redevelopment 
project costs; 

 
• A description of obligations that may be issued; and 

 
• Identification of the most recent EAV of properties in the Project Area 

and an estimate of future EAV. 
 

A. Overall Redevelopment Concept and Land Use Plan 
 
The Redevelopment Plan and the Redevelopment Project described herein 
conform to the land-use development policies and standards for the City as set 
forth in Loves Park’s 1997 Comprehensive Plan and 1998 Zoning Ordinance (as 
amended).  The Land Use Plan, upon adoption of this Redevelopment Plan, 
designates the Project Area as “Mixed Use:  Commercial, Residential, Industrial, 
Open Space, and Public”, as well as, any other use not in conflict with existing or 
future ordinances of the City. 
 
The Project Area should be revitalized and redeveloped as a cohesive, distinctive 
and active mixed-use area that exemplifies the City’s identity and character and 
serves more effectively as a central location for shopping, business, living, 
entertainment, recreation, and civic and community activities.  The Project Area 
should consist of (i) primarily retail and commercial uses, offering a range of site 
development opportunities for contemporary retail and office uses; (ii) 
recreational, residential, entertainment and cultural uses; (iii) a range of public 
and community facilities, open space, and pedestrian amenities and (iv) 
industrial uses in limited locations. 
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Improvement projects should include:  rehabilitation and reuse of existing retail, 
office, and commercial buildings; land consolidation for development of new 
retail, office, residential, mixed-use and industrial construction – particularly in 
vacant or underutilized properties within the Project Area; retention and 
enhancement of viable existing businesses; improvements to streets, utilities and 
infrastructure; creation of new and upgrading of existing open space and 
landscaping features; enhancement of addition of streetscape treatments and 
pedestrian amenities; and the provision of new amenities which enhance the 
overall social, cultural, and aesthetic atmosphere of the Project Area.  The 
Project Area should be served by a street system, parking, access points and 
public infrastructure that provide safe and convenient access to and circulation 
within the Project Area for vehicles, pedestrians and bicycles, as appropriate.  
The Project Area should also be characterized by cohesive urban design features 
that organize and provide focus to the Project Area, including quality building 
materials; pedestrian amenities; distinctive lighting, signage and landscaping; 
and other appropriate amenities. 
 

B. Redevelopment Improvements and Activities 
 
The City proposes to achieve its redevelopment goals and objectives for the 
Project Area through the use of public financing techniques including, but not 
limited to, tax increment financing, to undertake some of the activities and 
improvements authorized under the Act, including the activities and 
improvements described below.  The City also maintains the flexibility to 
undertake additional activities and improvements authorized under the Act, if the 
need for activities or improvements changes as redevelopment occurs in the 
Project Area. 
 
The City may enter into redevelopment agreements with public or private entities 
for the advancement of the Redevelopment Plan.  Such redevelopment 
agreements may be for the assemblage of land; the construction, rehabilitation, 
renovation or restoration of improvements or facilities; the provision of services; 
or any other lawful purpose.  Redevelopment agreements may contain terms and 
provisions, which are more specific than the general principles set forth in this 
Redevelopment Plan. 
 

1. Analysis, Administration, Studies, Surveys, Legal, Marketing, etc.  
   

The City may undertake or engage professional consultants, engineers, 
architects, attorneys, etc. to conduct various analyses, studies, surveys, 
administration or legal services to establish, implement and manage the 
Redevelopment Plan.  The City may also undertake the cost of marketing 
sites within the Project Area to prospective businesses, developers and 
investors. 
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2.  Property Assemblies, Site Preparation and Environmental 

Remediation 
 

The City will encourage property acquisition and land assembly by the 
private sector or public entities in accordance with this Redevelopment 
Plan.  To meet the goals and objectives of this Redevelopment Plan, the 
City may acquire and assemble any and all property within the Project 
Area.  Land assemblage by the City may be by purchase, exchange, 
donation, lease, or other lawful authority and may be for the purpose of:  
(a) sale, lease or conveyance to private developers or other public bodies; 
or (b) sale, lease, conveyance or dedication for the construction of public 
improvements or facilities. 
 
The City may require written redevelopment agreements with developers 
before acquiring any properties.  As appropriate, the City may devote 
acquired property to temporary uses until such property is scheduled for 
disposition and development.  Property assembly may also include 
demolition of buildings, site preparation, and site improvements that serve 
as an engineered barrier to ground level or below ground level 
environmental contamination. 
 

3. Provisions of Public Works or Improvements 
 

The City may provide public improvements and facilities that are 
necessary to service the Project Area in accordance with the 
Redevelopment Plan and the Comprehensive Plan. 
 

4. Relocation 
 

In the event that residents, active businesses or other occupants are 
displaced by the public acquisition of property, they may be relocated and 
may be provided with financial assistance and advisory services.  
Relocation services will be provided in accordance with City policy and the 
Act. 
 

5. Job Training and Related Educational Programs 
 

Programs designed to increase the skills of the labor force that would take 
advantage of the employment opportunities within the Project Area may 
be implemented. 
 

6. Building Rehabilitation 
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The City may reimburse all or a portion of the costs incurred by property 
of business owners that undertake building rehabilitation projects in 
furtherance of the objectives of this Redevelopment Plan. 
 

7. Interest Subsidies and Financing 
 

Funds may be utilized for public financing or provided to redevelopers for 
a portion of interest costs incurred by a redeveloper related to the 
construction, renovation or rehabilitation of a redevelopment project 
provided that: 
 
(a) Such costs are to be paid directly from the special tax allocation fund 

established pursuant to the Act; 
 

(b) Such payments in any one year may not exceed 30 percent of the 
annual interest costs incurred by the redevelopment project during 
that year; 

 
(c) If there are not sufficient funds available in the special tax allocation 

fund to make an interest payment, then the amounts due shall 
accrue and be payable when sufficient funds are available in the 
special tax allocation fund; 

 
(d) The total of such interest payments paid pursuant to the Act may not 

exceed 30 percent of the total (i) cost paid or incurred by a 
redeveloper for redevelopment project plus (ii) redevelopment 
project costs excluding any property assembly costs and any 
relocation costs incurred by the City pursuant to the Act. 

  
C. Redevelopment Project Costs 
 

The various redevelopment expenditures, which are eligible for payment or 
reimbursement under the Act, are reviewed below.  Following this review is a list 
of estimated redevelopment project costs that are deemed necessary to 
implement this Redevelopment Plan (the “Redevelopment Project Costs”). 
 
Eligible Redevelopment Project Costs 
 
Redevelopment Project Costs include the total of all reasonable or necessary 
costs incurred, estimated to be incurred, and any costs incidental to this 
Redevelopment Plan pursuant to the Act.  Such costs may include, without 
limitation, the following: 
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(1) 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 that no charges for professional services are based on a 
percentage of the tax increment collected except that on and after 
November 1, 1999, 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; 

 
(2) The cost of marketing sites within the redevelopment project area to 

prospective businesses, developers, and investors; 
 

(3) 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 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; 

 
(4) 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; 

 
(5) Costs of the construction of public works or improvements; except 

that on and after November 1, 1999, redevelopment project costs 
shall not include the cost of constructing a new municipal public 
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 as provided under 
paragraph (3) of subsection (g) of Section 11-74.4-3 unless either (i) 
the construction of the new municipal building implements a 
redevelopment project that was included in a redevelopment plan 
that was adopted by the municipality prior to November 1, 1999 or 
(ii) the municipality makes a reasonable determination in the 
redevelopment plan supported by information that provides the basis 
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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 redevelopment plan; 

 
(6) Costs of job training and retraining projects, including the cost of 

“welfare to work” programs implemented by businesses located 
within the redevelopment project area; 

 
(7) 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 
hereunder, including interest accruing during the estimated period of 
construction of any redevelopment project for which such obligations 
are issued and for a period not exceeding 36 months following 
completion and including reasonable reserves related thereto; 

 
(8) 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 a redevelopment project necessarily incurred or to be 
incurred in advancement of the objectives of the redevelopment plan 
and project; 

 
(9) 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; 

 
(10) Payment in lieu of taxes as defined in the Act; 

 
(11) 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, advance 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 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, 
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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 (as cited in the Act) and by school districts of 
costs pursuant to Sections 10-22.20a and 10-23.3a of the School 
Code (as cited in the Act); 

 
(12) Interest costs incurred by a redeveloper related to the construction, 

renovation or rehabilitation of a redevelopment project provided that: 
 

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

 
b) Such payments in any one year may not exceed 30 percent of the 

annual interest costs incurred by the redeveloper with regard to 
the redevelopment project during that year; 

 
c) If there are not sufficient funds available in the special tax 

allocation fund to make the payment pursuant to this provision, 
then the amounts due shall accrue and be payable when 
sufficient funds are available in the special tax allocation fund; 

 
d) The total of such interest payments paid pursuant to the Act may 

not exceed 30 percent of the total:  (i) cost paid or incurred by 
the redeveloper for such redevelopment project, plus (ii) 
redevelopment project costs excluding any property assembly 
costs and any relocation costs incurred by a municipality pursuant 
to the Act. 

 
(13) Unless explicitly provided in the Act, the cost of construction of new 

privately-owned buildings shall not be an eligible redevelopment 
project cost; 

 
(14) A library district or school district’s increased costs attributable to 

assisted housing units will be reimbursed as provided in the Act. 
 
After November 1, 1999, none of the redevelopment project costs enumerated in 
this subsection shall be eligible redevelopment project costs if those costs would 
provide direct financial support to a retail entity initiating operations in the 
redevelopment project area while terminating operations at another Illinois 
location within 10 miles of the redevelopment project area, but outside the 
boundaries of the redevelopment project area municipality.  For purposes of this 
paragraph, termination means a closing of a retail operation that is directly 
related to the opening of the same operation or like retail entity owned or 
operated by more than 50 percent of the original ownership in a redevelopment 
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project area but it does not mean closing an operation for reasons beyond the 
control of the retail entity, as documented by the retail entity, subject to a 
reasonable finding by the municipality that the current location contained 
inadequate space, had become economically obsolete, or was no longer a viable 
location for the retailer or serviceman. 
 
If a special service area has been established pursuant to the Special Service 
Area Tax Act, [35 ILCS 235/0.01 et. seq.] then any tax increment revenues 
derived from the tax imposed pursuant to Special Service Area Tax Act may be 
used within the redevelopment project area for the purposes permitted by the 
Special Services Area Tax Act as well as the purposes permitted by the Act. 
 
Estimated Redevelopment Project Costs 
 
A range of redevelopment activities and improvements will be required to 
implement this Redevelopment Plan.  The activities and improvements and their 
estimated costs are set forth in Table 1 of this Redevelopment Plan.  All 
estimates are based on 2012 dollars.  Funds may be moved from one line item to 
another or to an eligible cost category described in this Redevelopment Plan at 
the City’s discretion.  To the extent that municipal obligations have been issued 
to pay for such Redevelopment Project Costs prior to, and in anticipation of, the 
adoption of TIF, the City shall be reimbursed from Incremental Property Taxes 
for such Project Costs. 
 
Redevelopment Project Costs described in this Redevelopment Plan are intended 
to provide an upper estimate of expenditures.  Within this upper estimate, 
adjustments may be made in line items without amending this Redevelopment 
Plan. 
 
In the event the Act is amended by the General Assembly after the date of the 
approval of this Redevelopment Plan by the City to (a) include new eligible 
redevelopment project costs, or (b) expand the scope or increase the amount of 
existing eligible redevelopment project costs (such as, increasing the amount of 
incurred costs that may be paid under 65 ILCS 5/1-74.4-3(q)(11)), this 
Redevelopment Plan shall be deemed to incorporate such additional, expanded 
or increased eligible redevelopment project costs under the Redevelopment Plan 
to the extent permitted by the Act.  In the event of such amendment(s) to the 
Act, the City may add any new eligible redevelopment project costs as a line item 
in Table 1 or otherwise adjust the line items in Table 1 without amendments to 
this Redevelopment Plan, to the extent permitted by the Act.  Increases in 
estimated total Redevelopment Project Costs or more than five percent, after 
adjustment for inflation from the date of the Redevelopment Plan adoption, are 
subject to the Redevelopment Plan amendment procedures as provided under 
the Act. 
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Table 1:  Forest Hills Road Tax Increment Financing Redevelopment 
Project Area Estimated Redevelopment Project Costs (City of Loves Park 
Forest Hills Tax Increment Finance District Planning and Engineering Systems 
Cost Analysis, Exhibit 2)   
 
 
Development Block 1:  Infrastructure improvement costs--$3,197,992 
 
Development Block 2:  Infrastructure improvement costs--$1,876,672 
 
Development Block 3:  Infrastructure improvement costs--$781,424 
 
Development Block 4:  Infrastructure improvement costs--$1,112,608 
 
Development Block 5:  Infrastructure improvement costs--$472,416 
 

Total Infrastructure Improvement Costs = $7,441,112 
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D. Sources of Funds to Pay Redevelopment Project Costs 
 
Funds necessary to pay for Redevelopment Project Costs and secure municipal 
obligations issued for such costs are to be derived primarily from Incremental 
Property Taxes.  Other sources of funds which may be used to pay for 
Redevelopment Project Costs or secure municipal obligations are land disposition 
proceeds, state and federal grants, investment income, private financing and 
other legally permissible funds the City may deem appropriate.  The City may 
incur Redevelopment Project Costs, which are paid for from funds of the City 
other than Incremental Property Taxes, and the City may then be reimbursed for 
such costs from Incremental Property Taxes.  Also, the City may permit the 
utilization of guarantees, deposits and other forms of security made available by 
private sector developers.  Additionally and as permitted under the Act, the City 
may utilize revenues received under the Act from one redevelopment project 
area for eligible costs in another redevelopment project area that is either 
contiguous to, or is separated only by a public right-of-way from, the 
redevelopment project area from which the revenues are received. 
 
The Project Area may, in the future, be contiguous to, or separated by only a 
public right-of-way, from other redevelopment project areas created under the 
Act.  The City may utilize net Incremental Property Taxes received from the 
Project Area to pay eligible redevelopment project costs, or obligations issued to 
pay such costs, in other contiguous redevelopment project areas or 
redevelopment project areas separated only by a public right-of-way, when 
added to all amounts used to pay eligible Redevelopment Project Costs within 
the Project Area, shall not at any time exceed the total Redevelopment Project 
Costs described in this Redevelopment Plan. 
 

E. Issuance of Obligations 
 
The City may issue obligations secured by Incremental Property Taxes pursuant 
to Section 11-74.4-7 of the Act.  To enhance the security of a municipal 
obligation, the City may pledge its full faith and credit through the issuance of 
general obligation bonds.  Additionally, the City may provide other legally 
permissible credit enhancements to any obligations issued pursuant to the Act.  
All obligations issued by the City, pursuant to this Redevelopment Plan and the 
Act shall be retired within twenty (20) years of their date of issuance, and no 
later than December 31 of the year in which the payment to the municipal 
treasurer is to be paid with respect to ad valorem taxes levied in the twenty-third 
calendar year after the year in which the ordinance approving the Project Area 
and Redevelopment Plan was adopted, such ultimate retirement date occurring 
on December 31, 2037. 
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In addition to paying Redevelopment Project Costs, Incremental Property Taxes 
may be used for the scheduled retirement of obligations, mandatory or optional 
redemptions, establishment of debt service reserves and bond sinking funds and 
any other lawful purpose.  To the extent that Incremental Property Taxes are not 
needed for these purposes, any excess Incremental Property Taxes shall then 
become available for distribution annually to taxing districts having jurisdiction 
over the Project Area in the manner provided by the Act. 
 

F. Valuation of the Project Area 
 

1. Most Recent EAV of Properties in the Project Area 
 

The most recent EAV of the Project Area is estimated to total $5,009,743 
as shown in Table 2 below.  This EAV is based on the 2012 equalized 
assessed valuation and is subject to verification by the County Clerk.  This 
certified amount shall become the Certified Initial EAV from which all 
Incremental Property Taxes in the Project Area will be calculated by 
Winnebago County. 
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Table 2:  EAV by PIN             
 

PrimaryPIN EAV 2012 
12-05-176-016 $50,352 
12-05-176-021 $64,472 
12-05-176-014 $120,236 
12-05-176-012 $8,631 
12-05-176-015 $150,000 
12-05-176-019 $209,291 
12-05-176-017 $325,213 
12-05-176-020 $4,282 
12-05-176-026 $208,333 
12-05-176-013 $8,734 
12-05-302-001 $403,085 
12-05-302-002 $104,078 
12-05-302-003 $111,998 
12-05-201-001 $27,766 
12-05-126-007 $699,830 
12-05-201-005 $26,095 
12-05-201-004 $11,012 
12-05-201-006 $63,357 
12-05-201-008 $149,748 
12-05-201-002 $64,387 
12-05-201-007 $45,694 
12-05-176-023 $303,173 
12-05-176-027 $0 
12-05-176-004 $428,860 
12-05-176-028 $34,191 
12-05-202-028 $26,954 
12-05-202-023 $3,600 
12-05-202-004 $127,606 
12-05-202-027 $16,499 
12-05-202-016 $19,029 
12-05-202-002 $318,825 
12-05-202-021 $21,489 
12-05-202-003 $25,076 
12-05-202-017 $13,931 
12-05-202-001 $165,212 
12-05-202-025 $17,620 
12-05-202-024 $25,652 
12-05-202-018 $4,652 
12-05-202-010 $10,241 
12-05-202-020 $19,361 
12-05-202-008 $9,181 
12-05-202-022 $11,200 
12-05-202-026 $28,374 
12-05-202-006 $15,970 
12-05-202-007 $21,102 
12-05-202-005 $38,459 
12-05-202-009 $9,181 

-------------------------------------------------------------------------------------------------------
Forest Hills Road Tax Increment Financing Redevelopment Project and Plan 
Loves Park, Illinois 

28 



12-05-202-019 $24,411 
12-05-202-029 $32,697 
12-05-202-015 $26,905 
12-05-152-007 $102,044 
12-05-152-001 $78,241 
12-05-152-002 $147,682 
12-05-152-003 $5,914 
12-05-152-005 $2,052 
12-05-152-006 $17,765 

Total EAV $5,009,743 
  
 

2. Anticipated Equalized Assessed Valuation 
 
By the year 2037, and following the completion of the Redevelopment 
Plan and Project, the EAV of the Project Area is estimated to total 
approximately $20,068,233.  This estimate is based on several key 
assumptions, including:  1) development, rehabilitation and 
redevelopment of key sites in the Project Area will occur in a timely 
manner and generally will phase in over a fifteen-year period beginning in 
2013; 2) investment in rehabilitation, renovation and redevelopment of 
vacant parcels and/or underutilized parcels will include private investment 
of approximately… in the Project Area; 3) the EAV of the Project Area will 
grow at the rate of 1.0 percent yearly; 4) a county and township 
equalization factor of 1.0 is used in all years to calculate estimated EAV; 
and 5) the building of the Project Area will remain in full active market 
use throughout the term of the Project Area. 
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VI. Lack of Growth and Development Through Investment 
by Private Enterprise 

  
As described in Section III of this Redevelopment Plan, the Project Area as a 
whole is adversely impacted by the presence of numerous blighting factors, 
which represent obstacles to sound growth and development.  Specific findings 
regarding lack of growth and development through investment by private 
enterprise include: 
 

• In addition to “deterioration,” and “dilapidation”, other blight factors 
present in the Project Area that indicate a lack of private investment 
include “excessive vacancies,” “structures below minimum code 
standards,” and “obsolescence”. 

 
• Over the last 9 years from 2004 to 2012, the total EAV of the Project 

Area declined at an average annual growth rate of –1% compared to 
the 3% average annual growth rate in the total EAV of the balance of 
the City as a whole. 

 
• Over the last 4 years, since 2009, the EAV of the Project Area has 

declined 30%.  This indicates a lack of investment in properties and 
businesses sufficient to provide for increased income or market value 
of properties. 

 
• City building permit activity over the past several years indicates that 

limited investment dollars in the Project Area are being dedicated to 
basic maintenance and upgrades and in some cases, demolition.  
Throughout most of the Project Area, no or very limited investment 
has occurred in new construction, substantial rehabilitation or 
substantial site improvements at a level to lead to growth and 
development. 

 
In summary, the Project Area as a whole is eligible as a redevelopment project 
area, based on eligibility for a “blighted area”.  The meaningful presence and 
reasonable distribution of “blighted area” conditions are detrimental to the public 
safety, health, and welfare of the City and provide evidence to support the 
finding that the Project Area on the whole has not been subject to growth and 
development though investment by private enterprise and would not reasonably 
be anticipated to be developed without the adoption of this Redevelopment Plan 
for the Project Area. 
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VII. Financial Impact 
 
Without the adoption of this 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 “blighted area” 
conditions will continue to exist and spread, and the Project Area on the whole 
and adjacent properties will become less attractive for new development, 
redevelopment and rehabilitation of existing buildings.  In the absence of City-
sponsored redevelopment initiatives, deterioration of the assessed valuation of 
property in and outside of the Project Area could lead to a continued reduction of 
real estate tax revenue to all taxing districts. 
 
Sections IV and V of this Redevelopment Plan describe the comprehensive 
Redevelopment Project proposed to be undertaken by the City to create an 
environment in which private investment can occur.  The Redevelopment Project 
will be staged over a period of years consistent with local market conditions and 
available financial resources required to complete the various redevelopment 
improvements and activities as well as the Redevelopment Project set forth in 
this Redevelopment Plan.  Successful implementation of this Redevelopment Plan 
is expected to result in new private investment in rehabilitation of viable existing 
buildings and new construction on a scale sufficient to eliminate deteriorating 
conditions and to return the area to a long-term sound condition. 
 
The Redevelopment Project is expected to have both short- and long-term 
positive financial impacts on the taxing districts affected by the Redevelopment 
Plan.  In the short-term, the City’s effective use of TIF can be expected to 
stabilize and enhance existing assessed values in the Project Area, thereby 
stabilizing the existing tax base for local taxing agencies.  In the long-term, after 
the completion of all redevelopment improvements and activities, the 
Redevelopment Project and the payment of all Redevelopment Project Costs and 
municipal obligations, the taxing districts will benefit from any enhanced tax 
base, which results from the increase in EAV caused by the Redevelopment 
Project. 
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VIII. Demand on Taxing District Services 
 
The Redevelopment Plan provides for public improvements, as well as, 
commercial, industrial, and mixed-use development activity within the Project 
Area.  The exact quality and type of new development is not known at this time.  
It is anticipated that redevelopment projects implemented as part of the 
Redevelopment Plan may cause increased demand for services or capital 
improvements on some of the taxing districts. 
 
As of the most recent tax year, the taxing agencies with taxing authority to levy 
taxes against property in the Project Area are:  City of Loves Park, Winnebago 
County, Winnebago County Forest Preserve, Harlem School District #122, 
Rockford Township (including Rockford Township Road), Rock Valley Community 
College #511, North Suburban Library, Rockford Park District, Rock River Water 
Reclamation district and Greater Rockford Airport. 
 
Since the Redevelopment Plan includes opportunities for a mix of development 
and redevelopment types, including commercial, industrial, and mixed-use, an 
increased demand for services or capital improvements of underutilized sites or 
replacement of vacant buildings and sites with active uses will likely result in 
additional demand for services and facilities by some of the taxing districts.  For 
example, the City of Loves Park services, such as police protection and fire 
protection, will likely be impacted.  However, it is expected that any increase in 
demand for the City and other impacted taxing districts’ services can be 
adequately handled by the existing services and facilities or substantially 
financed by incremental property tax revenues derived from new improvements 
in the Project Area. 
 
Should demand increase beyond existing service and program capabilities for any 
taxing district, the City will work with the affected taxing district to determine 
what, if any, program is necessary to provide adequate services (which would be 
separate from consideration of any taxing district’s capital facilities within the 
Project Area).  The City may enter into intergovernmental agreements with 
taxing districts where TIF revenues can be used for all or a portion of various 
improvements to the applicable capital facilities, to the extent that such 
increased capital needs result from redevelopment projects incurred in 
furtherance of the objectives of this Redevelopment Plan. 
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IX. Conformity of the Redevelopment Plan and Project to 
the Comprehensive Plan for the Development of the 
City as a Whole. 

   
This Redevelopment Plan and the Redevelopment Project described herein 
conform to the comprehensive plan for the City as a whole as set forth in the 
City’s 1997 Comprehensive Plan. 
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X. Phasing and Scheduling 
 
A phased implementation strategy will be utilized to achieve comprehensive and 
coordinated redevelopment of the Project Area. 
 
It is anticipated that the City’s expenditures for Redevelopment Project Costs will 
be carefully staged on a reasonable and proportional basis to coincide with 
Redevelopment Project expenditures by private developers and the receipt of 
Incremental Property Taxes by the City. 
 
The estimated date for completion of Redevelopment Projects is no later than 
December 31 of the year in which the payment to the City Treasurer as provided 
in the Act is to be made in proportion to the value of the taxes levied in the 
twenty-third calendar year following the year in which the ordinance approving 
the Project Area is adopted (i.e., assuming City Council approval of the Project 
Area and Redevelopment Plan in 2013, by December 31, 2037). 
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XI. Provisions for Amending the Redevelopment Plan 
 
This Redevelopment Plan may be amended pursuant to the Act. 
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XII. Commitment to Fair Employment Practices and 
Affirmative Action Plan 

 
The City is committed to and will affirmatively implement the following principles 
with respect to the Redevelopment Plan: 
 

(1) The assurance of equal opportunity in all personnel and employment 
actions with respect to the Redevelopment Plan, including, but not 
limited to:  hiring, training, transfer, promotion, discipline, fringe 
benefits, salary, employment working conditions, termination, etc., 
without regard to race, color, religion, sex, age, handicapped status, 
national origin, creed or ancestry. 

 
(2) This commitment to affirmative actions will ensure that all members 

of the protected groups are sought out to compete for all job 
openings and promotional opportunities. 

 
In order to implement these principles for this Redevelopment Plan, the City shall 
require and promote equal employment practices and affirmative action on the 
part of itself and its contractors and vendors.  In particular, parties engaged by 
the City shall be required to agree to the principles set forth in this section. 
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XIII. Impact on Inhabited Residential Units 
 
As set forth in the Act, if the redevelopment plan for a redevelopment project 
area would result in the displacement of residents from 10 or more inhabited 
units, or if the redevelopment project area contains 75 or more inhabited 
residential units and a municipality is unable to certify that no displacement will 
occur, the municipality must prepare a housing impact study and incorporate the 
study in the redevelopment project plan. 
 
The Project Area contains 9 residential units (8 of which are assumed to be 
inhabited), of legal non-conforming status.  Therefore, a housing impact study is 
not required to be included as part of the Redevelopment Project Plan in 
accordance with the Act. 
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Exhibit I: 
 
Forest Hills Road 
Tax Increment Financing Redevelopment Project Area 
Eligibility Study 
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Exhibit II: 
 
City of Loves Park Forest Hills Tax Increment Finance District  
Planning and Engineering Systems Cost and Analysis 
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