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INTRODUCTION

The City of McHenry is a community of roughly 27,135 residents (U.S. Census, 2020). The area was
settled in the early 19" Century and officially incorporated in 1872, it was the location of the original
county seat of McHenry County. The City of McHenry is located roughly fifty-one (51) miles northwest
of downtown Chicago and sixty-nine (69) miles southeast of Milwaukee, WI.

This report documents the Tax Increment Redevelopment Plan and Program (the “Redevelopment
Plan”) for the City of McHenry West lllinois Route 120 Redevelopment Project Area (the “Project
Area”). This Redevelopment Plan has been prepared for use by the City of McHenry (the “City”) by
Teska Associates, Inc. This Redevelopment Plan seeks to respond to a number of deficiencies,
challenges and needs within the Project Area, and is indicative of a strong commitment and desire on
the part of the City to improve and revitalize the Project Area. This document is intended to provide a
framework for improvements and reinvestment within the Project Area over the next 23 years.

Fox Lake
Johnsburg
Wonder Lake
McHenry
Project Area
Volo
Holiday Hills
Project Area Aerial Location Map
West lllinois Route 120 Redevelopment Project Area August 2026

Tax Increment Financing Redevelopment Plan and Program Page 3



The City of McHenry is committed to promoting economic development within the city in general, and
within the Project Area in particular. In 2002, the City established the Downtown TIF District to assist
with redevelopment efforts in the historic downtown area within the City. The Downtown TIF District
was extended by the State and is now scheduled expire in 2037. The City is currently considering the
creation of another redevelopment project area to the west of the existing Downtown redevelopment
project area primarily along lllinois Route 120. To this end, the City retained the planning consulting
firm of Teska Associates, Inc. to assist the City with the creation of a new Tax Increment Financing
(“TIF”) district encompassing properties including: Downtown Main Street south to Mill Street, east
past Front Street and west past Crystal Lake Road, taking in Boone Creek Plaza and Market Place
Shopping Centers and various commercial properties located along Illinois Route 120 to just west of
Ringwood Road, and also east along Elm Street past the intersection of lllinois Route 120 and Illinois
Route 31 (South Front Street), extending south along Front Street immediately south of Lillian Street
and to the east along Elm Street, connecting to the City’s existing Downtown TIF District along Elm
Street on the north side at Verlo Mattress west of Millstream Drive and on the south side immediately
west of Third Street. Teska has conducted field surveys, site evaluations, and identified key
redevelopment opportunities and necessary public improvements within the Project Area.

Existing Downtown McHenry TIF District

This Redevelopment Plan summarizes the analyses and findings of the consultant’s work. The City is
entitled to rely on the findings and conclusions of this Redevelopment Plan in designating the Project
Area as a redevelopment project area under the State of lllinois Tax Increment Allocation
Redevelopment Act, 65 ILCS 5/11-74.4-1 as amended, the ‘“Act”. Teska has prepared this
Redevelopment Plan, and the related Eligibility Report, with the understanding that the City would
rely on: (a) the findings and conclusions of the Redevelopment Plan and associated Eligibility Report
in proceeding with the designation of the Project Area and the adoption and implementation of the
Redevelopment Plan; and (b) the fact that Teska has obtained the necessary information so that the
Redevelopment Plan, and the related Eligibility Report, will comply with the provisions set forth in the
Act.

West lllinois Route 120 Redevelopment Project Area August 2026
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Tax Increment Financing

Tax increment financing is permitted in Illinois under the “Tax Increment Allocation Redevelopment
Act” (Chapter 65 ILCS 5/11-74.4-1, et seq.) of the lllinois Statutes, as amended (hereinafter the "Act").
Only areas which meet certain specifications outlined in the Act are eligible to use this financing
mechanism. Besides describing the redevelopment objectives, this Redevelopment Area Plan and
Program report sets forth in general terms the overall program to be undertaken to achieve these
objectives.

The Act permits municipalities to improve eligible “conservation” or “blighted” areas in accordance
with an adopted Redevelopment Plan over a period not to exceed 23 years. The municipal cost of
certain public improvements and programs can be repaid with the revenues generated by increased
assessed values of private real estate within a designated project area. This taxing power is only
applied to the increase in equalized assessed valuation generated within the designated project area
during the limited term of the Redevelopment Plan and Program, principally increased equalized
assessed valuation from new private development.

West lllinois Route 120 Redevelopment Project Area August 2026
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REDEVELOPMENT PROJECT AREA DESCRIPTION

The boundaries within the Redevelopment Project Area were carefully established in adherence to the
eligibility criteria and include only those parcels which would benefit by the proposed Redevelopment
Plan and Program. The Project Area generally consists of properties located immediately west of the
historic downtown area along lllinois Route 120, including: Downtown Main Street south to Mill Street,
east past Front Street and west past Crystal Lake Road, taking in Boone Creek Plaza and Market Place
Shopping Centers and various commercial properties located along Illinois Route 120 to just west of
Ringwood Road, and also east along Elm Street past the intersection of lllinois Route 120 and Illinois
Route 31 (South Front Street), extending south along Front Street immediately south of Lillian Street
and to the east along Elm Street, connecting to the City’s existing Downtown TIF District along Elm
Street on the north side at Verlo Mattress west of Millstream Drive and on the south side immediately
west of Third Street. The exact boundaries of the Project Area are illustrated in ‘Figure A - Boundary
Map’. The Project Area contains two-hundred and forty-eight (248) structures on a total of three-
hundred and ninety-two (392) parcels. The total Project Area is approximately six-hundred and sixty-
eight (668) acres in size.

The predominant land use within the Project Area is commercial. Existing land uses within the Project
Area are illustrated in “Figure B - Existing Land Use Map”’.

Table 1: Existing Land Use

Existing Land Use Approximate Land Area (Acres)
Transportation 13
Institutional/Tax Exempt 184
Industrial 24
Commercial 247
Residential 50
Undeveloped/Open Space 150
TOTAL 668
West lllinois Route 120 Redevelopment Project Area August 2026
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Table 2: Existing Housing Units *

Type Units
Single-Family 6
Multi-Family 54

TOTAL 60

* The displacement of 10 or more residential units, or a total of 75 or more residential units within the

Project Area requires inclusion of a Housing Impact Study. Therefore a Housing Impact Study is included
in this report (see “Appendix B — Housing Impact Study).

West lllinois Route 120 Redevelopment Project Area

August 2026
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Figure A — Boundary Map
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Figure B — Residential Units

West lllinois Route 120 Redevelopment Project Area August 2026
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Summary of the Eligibility of the Proposed Project Area TIF District

In the fall of 2025, a study was undertaken, consistent with the Act and related procedural guidelines,
to determine the eligibility of the City of McHenry West Illinois Route 120 Redevelopment Project Area.
These “Eligibility Findings” indicate that the proposed Project Area meets the statutory requirements
of a “conservation area” and is therefore eligible for designation as a “Tax Increment Finance
Redevelopment Project Area.”

As detailed in Appendix A - Tax Increment Financing Eligibility Report of this Redevelopment Plan, the
Project Area is eligible for designation as a “conservation area” due to the predominance and extent
of buildings and parcels exhibiting the following characteristics:

Minor Contributing Factor

Standard Major Contributing Factor (Present but to a lesser
degree)

Building Age Yes
Dilapidation No

Obsolescence No Yes
Deterioration Yes
lllegal Uses No

Below Code Standards No Yes

Excessive Vacancies No Yes
Lack of Ventilation No
Inadequate Utilities No
Excessive Land Coverage No
Deleterious Land Use Yes
Lack of Planning Yes
Environmental No
Decline in EAV No

Total 3 3

Each of these factors contributes significantly towards the eligibility of the Project Area. All of these
characteristics point towards the need for designation of the Project Area as a conservation area to
be followed by public intervention in order that redevelopment might occur.

West lllinois Route 120 Redevelopment Project Area August 2026
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In addition, the vacant/unimproved area within the Project Area qualifies under the vacant land criteria
established in the Act, as shown in the tables below. Qualification under both sets of standards
(standard 1 and standard 2 below) is not required - only one (1) set of standards needs to be met for

eligibility under the Act.

S;:Z::r:; Vacant Land SEaN:(in?)Z Vacant Land
Obsolete Platting YES Unused Quarry No
Diversity of Ownership No Unused Rail Yard No
Tax Delinquencies No Chronic Flooding YES
Adjacent Deterioration No lllegal Dumping No
Environmental No Designated Town Center No
Decline in EAV No Blighted Prior to Vacancy No
Total 1 Total 1
West lllinois Route 120 Redevelopment Project Area August 2026
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REDEVELOPMENT PLAN & PROGRAM

The revitalization of the Project Area presents challenges and opportunities for the City of McHenry.
The success of this effort will depend upon cooperation between private investment and local
government. Public and private development efforts have not, as yet, been able to stimulate the
revitalization of the Project Area. The adoption of this Redevelopment Area Plan and Program will
assist with the implementation of the economic development goals and objectives of City, which
otherwise could not reasonably be anticipated to occur without the adoption of this Redevelopment
Area Plan and Program. Through public investment, the area will become attractive to private
investment.

The Act describes a Redevelopment Plan as:

“...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 ..., and thereby serves
to enhance the tax bases of the taxing districts which extend into the redevelopment project area.”

The successful implementation of the Redevelopment Project Area Plan and Program requires that
the City take full advantage of the real estate tax increment attributed to the Project Area as provided
for by the Act. The Project Area would not reasonably be developed and improved without the use of
such incremental revenues.

Purpose of the Redevelopment Plan

Pursuant to the "Tax Increment Allocation Redevelopment Act" (Chapter 65 ILCS 5/11-74.4-1, et seq.)
of the lllinois Statutes as amended (hereinafter the "Act"), the purpose of a Redevelopment Plan and
Program is to promote the health, safety, morals, and welfare of the general public by:

e Eradicating blighting conditions and instituting conservation measures;

e Removing and alleviating adverse conditions by encouraging private investment of underutilized
and vacant properties which will strengthen the economy, tax base, business environment, and
living environment;

e Improving existing public utilities and infrastructure within the Project Area;

e Enhancing the overall quality of the economic and business environment in the City of McHenry,
lllinois;

e Revitalization of the core downtown area;
e Revitalization of the Illinois Route 120 Commercial Corridor;

e Encouraging Private Investment and development, to stimulate additional and complementary
redevelopment opportunities; and

e Cooperation with small businesses to encourage location within area.

West lllinois Route 120 Redevelopment Project Area August 2026
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Redevelopment Plan Goals and Objectives

The aim of this Redevelopment Plan is the revitalization of the Project Area as a strong and attractive
commercial/mixed-use corridor, which will contribute to the overall health and vitality of the Project
Area and the City of McHenry as a whole. The goals and objectives of this Redevelopment Plan are
consistent with those articulated in the lllinois Tax Allocation Redevelopment Act. The goals and
objectives of this Redevelopment Plan are also consistent with the overall goals and objectives of the
City of McHenry Vision 2050 Comprehensive Plan (adopted in 2024).

“McHenry, like the rest of the nation, has seen a high vacancy rate in its once-thriving shopping centers
along major auto-oriented corridors. Currently, the city has multiple sites that were once vibrant big box
retail stores and are now sitting vacant or being converted to storage facilities. This strategy recommends
re-imagining these vacant shopping centers by turning them into active mixed-use nodes by adding
different types of housing, public open spaces, and an appropriate mix of retail and commercial services.
Redeveloping these sites as recommended will provide housing that can support scaled back retail and
bring a vibrant neighborhood feel to currently barren sites.” (page 95)

“Consider programs to help existing property
owners achieve financing and build accessory
dwelling units.” (page 92)

“Locate new developments in proximity to
exiting infrastructure, services, and amenities
such as utilities, street network, parks,
emergency services, schools

and libraries.” (page 92)

“Establish a tax increment financing (TIF)
district in within new developments and
dedicate a percentage to improvements within
these vacant centers.” (page 95)

“Consider programs to help exiting property owners achieve financing and build accessory dwelling
units.” (page 92)

“Create new economic development programs and incentives to promote the redevelopment of vacant
shopping centers to facilitate the implementation of the plan vision and goals.” (page 95)

“Develop incentive packages defining the incentives available to developers and businesses for locating
smaller, local, and independent businesses by working with the economic development programs of City
of McHenry, State of lllinois, and McHenry County.” (page 95)

“In greenfield areas, identify and implement policies related to the establishment and management of
infrastructure financing tools such as tax increment financing (TIF) districts related to development of
infrastructure.” (page 105)

West lllinois Route 120 Redevelopment Project Area August 2026
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Future Land Use Plan

The intent of the Future Land Use Plan is to provide a long-range guide for determining the uses to
which the land should eventually be put, and to direct subsequent zoning decisions as redevelopment
occurs within the Project Area. The designation of an existing use as a redevelopment site is not
intended to suggest any immediate requirement for redevelopment. Rather, these sites are identified
as a way of planning for their future redevelopment only if and when a property owner pursues a
development project, or an existing business vacates a property.

The Future Land Use Plan (Figure D) shows anticipated land uses at completion of project activities.
Identified redevelopment opportunity sites are described in the next section. Proposed changes in
land use focus on enhancing the commercial viability and character and appearance of the Project
Area. General future land use categories are consistent with those in the comprehensive plan (page
74), and include the following:

Neighborhood Commercial

These are areas along McHenry’s state highways with concentrated commercial development. Typically
these have older buildings and smaller parking lots. These should remain commercial but may be
enhanced with improved site landscaping, sidewalks, and mixed uses especially housing above retail and
other missing middle residential when appropriate.

Conservation Residential

These areas feature larger residential lots and are important to maintaining McHenry’s rural and natural
character. Areas not used for development should be preserved for open space and natural habitat. These
areas should be connected via trail systems that create off-street biking and walking routes.

Downtown Mixed-Use

This area encompasses McHenry’s vibrant and walkable downtown. Neighborhood retail, multi-family
residential, public open space, and destination development are all appropriate here.

West lllinois Route 120 Redevelopment Project Area August 2026
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Mixed-Use Commercial

These areas are typically home to strip malls and former big box stores. These represent an opportunity
to create new retail, housing, and public spaces that are walkable and easily accessible to adjacent
neighborhoods.

Downtown Residential

These areas represent older and historic neighborhoods that should remain mostly residential. Generally,
single family homes are appropriate here and they should be connected with sidewalks, safe streets, and
bike routes where possible. Downtown walkable residential features smaller lot sizes and may have more
homes with multiple units.

Employment Center

This area has concentrated industrial and commercial development. These are important areas for local
employment and should be accessible to workers who walk, bike, drive, or take transit.

West lllinois Route 120 Redevelopment Project Area August 2026
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Figure C - Existing Land Use Map
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Figure D — Future Land Use Map
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The Project Area includes seven (7) primary redevelopment opportunity sites (Figure E -
Redevelopment Sites). Table 3 indicates these potential future redevelopment opportunity sites,
existing land uses, and potential future land uses. Any land use described in Table 3 is appropriate and
within the intent of this Redevelopment Plan.

The Redevelopment Plan shall serve as a guideline for the Project Area but is not meant to establish
specific requirements. Adjustments may be made in response to market conditions and other key
factors as long as they remain faithful to the City’s overall goals and objectives for the Project Area.

Table 3: Redevelopment Opportunity Sites

Site Area (Acres) Existing Land Use Future Land Use

A 7 Residential Nelghborhsaod
Commercial

B 24 Institutional/Tax Exempt Nelghborhsaod
Commercial

C 1 Commercial Nelghborhc?od
Commercial

D 1.5 Commercial NelghbothOd
Commercial

E 2.5 Commercial Downtown Mixed-Use

F 1.5 Residential Downtown Mixed-Use

G 2.5 Institutional/Tax Exempt Mixed-Use Commercial

H 1 Vacant Downtown Mixed-Use

TOTAL 41

The City may determine that other redevelopment opportunities, where consistent with the land use
designations on the Future Land Use Plan, are within the intent of this Redevelopment Plan.

As indicated by Figure E, the Project Area parcels are planned primarily for future commercial and/or
mixed-use development. In addition to these opportunity sites, the Redevelopment Plan also
anticipates activities to be undertaken by the public sector, which are identified in the Public
Improvements section of this report (page 21).

Undertaking these redevelopment activities will generate increased tax revenues, create commercial
opportunities, upgrade public improvements such as roadways, parking areas, sidewalks, etc., and
provide a stimulus for additional development in surrounding areas. Through these improvements, the
character and economic viability of the Project Area will be improved over time.

West lllinois Route 120 Redevelopment Project Area August 2026
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Figure E — Redevelopment Sites Map
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Redevelopment project costs mean and include the sum total of all reasonable or necessary costs
incurred or estimated to be incurred, and any such costs incidental to the Redevelopment Plan and
Program. As provided by the Act, such costs may include, without limitation, the following:

<

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;

The cost of marketing sites within the Project 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 interests therein, demolition of buildings, site preparation and 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, 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;

Costs of the construction of public works or improvements;

Costs of job training and retraining projects, including the cost of “welfare to work” programs
implemented by businesses located within the Project Area, and costs of 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, as provided in the Act;

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
under the Act accruing during the estimated period of construction of any redevelopment
project for which such obligations are issued, and not exceeding thirty-six (36) months
thereafter and including reasonable reserves related thereto;

To the extent the City by written agreement accepts and approves the same, all or a portion of
a taxing district’s capital costs resulting from the Redevelopment Project necessarily incurred or
to be incurred within a taxing district in furtherance of the objectives of the Redevelopment
Plan;

To the extent the City by written agreement accepts and approves the same, an elementary,
secondary, or unit school district’s increased costs attributable to assisted housing units as
provided in the Act;

West lllinois Route 120 Redevelopment Project Area August 2026
Tax Increment Financing Redevelopment Plan and Program Page 20



< Relocation costs to the extent that the City determines that relocation costs shall be paid or is
required to make payment of relocation costs by Federal or State law;

< Interest cost incurred by a redeveloper related to the construction, renovation or rehabilitation
of a redevelopment project, as provided by the Act.

Acquisition and Clearance

In order to facilitate coordinated redevelopment and meet redevelopment objectives, it may be
necessary for the City to assemble individual properties into unified sites which can be developed in
their entirety. Any clearance of existing structures will be scheduled to minimize the adverse effects
of rehabilitation or clearance activities.

Land Disposition

Property which may be acquired by the City may be assembled into appropriate redevelopment sites.
These properties may be sold or leased by the City to other public bodies or to private developers, in
whole or in part. The City may in the future modify this disposition plan in accordance with the
objectives of this Redevelopment Plan and Program, without amending the Plan. Terms of conveyance
may be incorporated into appropriate disposition documents or agreements and may include more
specific restrictions than contained in this Redevelopment Plan or in other municipal codes and
ordinances governing the use of the land.

No conveyance, lease, mortgage, disposition of land or other property, or agreement relating to the
development of property will be made except upon approval of the City Council.

Public Improvements

The City of McHenry will continue to provide public improvements in the Project Area to stimulate
development and redevelopment in a manner consistent with this Redevelopment Plan. Some public
improvements may be provided in partnership with the Illinois Department of Transportation (IDOT),
or McHenry County, or other governmental agencies as applicable. Publicimprovements may include,
but are not limited to, the following:

a. Vacation, removal, resurfacing, widening, reconstruction, and other improvements to rights-

of-way, streets, alleys, bridges, pedestrian ways, and pathways.

Development of or improvements to public open spaces.

Construction of off-street parking facilities and/or structures.

d. Improvement of public utilities such as sewer and water lines, electric lines, sidewalks, curbs
and gutters, storm water detention facilities. Such improvement may include relocation and/or
burial of existing overhead lines.

e. Demolition and rehabilitation of obsolete structures.

f. Beautification and safety improvements, including streetscape, lighting, signage, and
landscaping of public properties.

N o

West lllinois Route 120 Redevelopment Project Area August 2026
Tax Increment Financing Redevelopment Plan and Program Page 21



Specific publicimprovement activities which are planned as part of this Redevelopment Plan are based
upon discussions and recommendations with City of McHenry officials and staff. A summary of
required/recommended public improvements include the following:

Relocation of water/sewer lines
Relocation of electrical

Roadway Improvements
Demolition

Riverwalk Improvements
Drainage Improvements
Sidewalk/Bike Path enhancements
Streetscape Improvements

PN OV AW NP

The costs associated with the public improvements described in this Redevelopment Plan may be
shared by the City of McHenry, other governmental agencies, and individual developers and property
owners, pursuant to an agreement between the parties. The City may determine at a later date that
certain listed improvements are no longer needed or appropriate and may remove them from the list
or may add new improvements to the list which are consistent with the objectives of this
Redevelopment Plan. Such additions shall not require plan amendment provided they are for eligible
public improvements and will not require an increase to the total estimated project costs in (Table 4).

Phasing of Project

Redevelopment projects anticipated in this Plan may commence immediately. Development and
redevelopment projects are anticipated to be completed within twenty (20) years. Facade
improvements, building rehabilitations, and other activities on individual properties will be
encouraged throughout the life of the TIF. The City may undertake additional public improvements or
development projects as appropriate throughout the life of the Redevelopment Plan and Program.

West lllinois Route 120 Redevelopment Project Area August 2026
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Estimated Project Costs

Estimated public project costs are listed below in Table 4. These costs are based on 2026 dollars and
are therefore subject to inflation. Increases in estimated Total Redevelopment Project Costs of more
than five percent (5%), after adjustment for inflation from the date of the Redevelopment Plan

adoption, are subject to amendment procedures as provided under the Act.

Table 4: Estimated Redevelopment Project Costs

Category Estimated Cost
Property Assembly including Acquisition, Site Preparation and £4.500,000
Demolition, Environmental Remediation 4500,
Environmental, market and planning studies, surveys, development
of engineering and architectural plans, specifications, $2,000,000
implementation and administration fees
Rehabilitation, reconstruction, repair, or remodeling of existing

. . o . $5,000,000
public or private buildings and fixtures
Construction or improvement of public improvements (1) $7,500,000
Job training/retraining and relocation costs $250,000
Developer Interest Costs, municipal financing costs, taxing districts £750,000
eligible reimbursements and capital costs 5%
Total Estimated Project Costs (2) (3) $20,000,000

(1) Public improvements may also include capital costs of taxing districts and other costs allowable under the Act.
Specifically, public improvements as identified in the Redevelopment Plan and as allowable under the Act may be made
to property and facilities owned or operated by the City or other public entities. As provided in the Act, Redevelopment
Project Costs may include, to the extent the City by written agreement accepts and approves the same, all or a portion of
a taxing district’s capital costs resulting from the redevelopment project necessarily incurred or to be incurred within a

taxing district in furtherance of the objectives of the Redevelopment Plan.

(2) Actual costs for each category identified above may vary provided that the total estimated project costs may not be

exceeded without amendment to this Redevelopment Plan.

(3) This table does not include costs associated with the issuance of municipal obligations, capitalized interest,
reimbursement for a portion of privately issued obligations, financing costs during construction (not to exceed 36
months), or other eligible project costs. Such additional costs may or may not be incurred and cannot be estimated at this

time.
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Sources of Funds

The Act provides a way for municipalities to finance public redevelopment costs with incremental real
estate tax revenues. Incremental tax revenue is 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, resulting in the
tax increment revenue.

Funds necessary to pay redevelopment project costs may be derived from a number of authorized
sources. These may include, but are not limited to, the following:

< Real property tax increment revenues from the Project Area;

< Tax revenues resulting from the establishment of any Special Service Area districts within the
Project Areg;

< Interest earned on temporary investments;

< Gifts, grants, and contributions;

< Sale or lease of land proceeds;

< User fees;

< Transfer from a contiguous redevelopment project area created under the Act.

The principal source of funds to undertake redevelopment activities will be the incremental increase
in real property taxes attributable to the increase in the equalized assessed value of each taxable lot,
block, tract or parcel of real property in the Project Area over the initial equalized assessed value of
each such lot, block, tract or parcel. There may also be other eligible local sources of revenue, such as
the sale or lease of City owned property, that the City determines are appropriate to allocate to the
payment of redevelopment project costs.

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 those obligations issued to pay such costs, in other contiguous
redevelopment project areas, or those separated only by a public right-of-way, and vice versa. The
amount of revenue from the Project Area, made available to support such contiguous redevelopment
project areas, or those separated only by a public right-of-way, when added to all amounts used to pay
eligible Redevelopment Project Costs with the Project Area, shall not at any time exceed the total
Redevelopment Project Costs described in the Plan.
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Nature and Term of Obligations to be Issued

The financial plan of this Redevelopment Plan is intended to establish a conservative public
expenditure approach. Revenues will be accumulated in the special tax allocation fund to pay for
public purpose expenditures identified in this Redevelopment Plan, and whenever practical,
expenditures will be made on a cash basis. This method of financing shall not preclude the City from
undertaking initiatives designed to stimulate appropriate private investment in the Project Area.

Certain redevelopment projects may be of such a scale or on such a timetable as to preclude financing
on a cash basis. These projects may be funded by the use of tax increment revenue obligations issued
pursuant to the Act for a term not to exceed twenty (20) years. Consistent with the conservative
nature of the financial plan for this Redevelopment Program, the highest priority for the issuance of
tax increment revenue obligations shall occur when the commitment is in place for private sector
investment necessary to fund the amortization of such obligations.

All obligations are to be covered after issuance by projected and actual tax increment revenues and
by such debt service reserved and sinking funds as may be provided by ordinance. Revenues not
required for the retirement of obligations providing for reserves, sinking funds, and anticipated
redevelopment project costs may be declared surplus and become available for distribution annually
to the taxing districts in the Project Area.

One or more issues of obligations may be sold at one or more times in order to implement this plan,
as now or hereafter amended, in accordance with law.

The City may, by ordinance, in addition to obligations secured by the special tax allocation fund
provided by law, pledge for a period not greater than the term of the obligations any part or any
combination of the following:

< Net revenues of all or part of a Redevelopment Project,

< Taxes levied and collected on any or all property in the municipality.

< The full faith and credit of the municipality.

< A mortgage on part or all of a Redevelopment Project.

< Any other taxes or anticipated receipts that the municipality may lawfully pledge.

Initial Equalized Assessed Valuation

(Table 5) lists the equalized assessed valuation of all properties within the Project Area. The total 2024
equalized assessed valuation of the Project Area is $52,651,492.
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09-26-308-001
09-26-308-002
09-26-308-004
09-26-308-005
09-26-308-014
09-26-308-015
09-26-308-016
09-26-308-020
09-26-351-001
09-26-351-002
09-26-351-012
09-26-351-024
09-26-351-025
09-26-351-026
09-26-351-027
09-26-352-007
09-26-352-009
09-26-352-011
09-26-352-012
09-26-352-013
09-26-352-017
09-26-353-002
09-26-354-007
09-26-354-017
09-26-354-018
09-26-354-019
09-26-354-022
09-26-354-023
09-26-354-024
09-26-354-026
09-26-354-029
09-26-354-030
09-26-354-032
09-26-354-035
09-26-354-036
09-26-354-039

Table 5: Project Area Equalized Assessed Valuation (2024)

$278,127
$46,983
$61,987
$105,809
$138,155
$168,219
S0
$362,901
$267,662
S0
$97,992
$85,126
$193,643
$297,580
$590,774
$232,174
S0
$1,244
$10,162
$21,069
$73,541
$0
$95,170
$421
$104,805
S0
$95,277

$70,924
$113,338
$106,152
$80,809
$37,173
$27,371
$8,770
$0

09-26-354-040
09-26-354-041
09-26-354-042
09-26-355-002
09-26-355-003
09-26-355-004
09-26-355-005
09-26-355-006
09-26-355-007
09-26-355-008
09-26-355-009
09-26-355-011
09-26-355-012
09-26-355-013
09-26-355-014
09-26-355-018
09-26-355-019
09-26-355-021
09-26-355-022
09-26-355-023
09-26-355-024
09-26-356-002
09-26-356-003
09-26-356-004
09-26-356-008
09-26-377-005
09-26-377-009
09-26-377-013
09-26-377-020
09-26-377-023
09-26-377-024
09-26-377-029
09-26-377-031
09-26-379-012
09-26-379-017
09-26-379-018

$98,141
$330,088
$605,559
$232,360
$0
$72,494
$85,347
$85,770
$106,507
$108,016
$108,073
$57,283
$0
$6,954
$44,754
$261,603
$936
$204,082
$56,512
$102,889
$155,600
$75,184
$82,078
$104,937
$187,557
$100,687
$100,697
$1,404
$6,142
$501,176
$164,052
$519,940
$138,710
$164,920
$39,260
$65,531

09-26-379-019
09-26-379-020
09-26-379-036
09-26-379-041
09-26-379-042
09-26-379-043
09-26-379-044
09-26-379-045
09-26-379-046
09-26-379-047
09-26-379-048
09-26-379-049
09-26-381-001
09-26-381-002
09-26-381-012
09-26-381-025
09-26-502-004
09-27-155-009
09-27-155-010
09-27-155-011
09-27-155-012
09-27-155-013
09-27-252-005
09-27-276-005
09-27-281-001
09-27-281-003
09-27-281-004
09-27-281-005
09-27-281-006
09-27-281-007
09-27-281-010
09-27-281-011
09-27-281-012
09-27-283-001
09-27-283-002
09-27-283-003

$70,349
$76,343
$18,696
$6,555
$111,976
$114,569
$175,534
$17,558
$121,279
$512,115
S0
§72,271
$47,701
$54,420
$90,254
$469,874
S0
$66,210
$43,767
$49,931
$82,810
$40,780
S0
S0
$6,557
$369,979
$342,516
$53,824
$61,603
$251,742
$60,641
$2,278
$343,969
$2,798
$2,798
$2,798

09-27-283-004
09-27-283-005
09-27-283-006
09-27-283-009
09-27-283-010
09-27-284-005
09-27-285-001
09-27-285-002
09-27-285-003
09-27-285-004
09-27-285-005
09-27-285-006
09-27-285-008
09-27-285-009
09-27-285-010
09-27-285-011
09-27-285-012
09-27-285-014
09-27-285-015
09-27-285-016
09-27-285-017
09-27-285-018
09-27-285-019
09-27-286-001
09-27-286-002
09-27-286-003
09-27-286-004
09-27-286-006
09-27-286-007
09-27-286-008
09-27-286-009
09-27-291-001
09-27-291-002
09-27-301-001
09-27-301-002
09-27-301-003

$70,487
$93,668
$56,961
$1,047,647
$64,082
$2,623
$106,463
$55,715
$55,715
$55,715
$55,715
$55,715
$55,715
$55,715
$55,715
$55,715
$55,715
$120,014
$55,715
$55,715
$55,715
$55,715
$111,420
$71,158
$71,158
$71,158
S0
$76,091
$60,651
$83,766
$122,576
$265,807
$104,994
$40,780
$110,693
$81,229
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09-27-302-003
09-27-302-004
09-27-302-005
09-27-302-006
09-27-302-007
09-27-302-008
09-27-302-009
09-27-302-010
09-27-302-011
09-27-302-012
09-27-302-013
09-27-302-014
09-27-302-015
09-27-302-016
09-27-302-019
09-27-302-020
09-27-302-023
09-27-302-024
09-27-302-025
09-27-303-001
09-27-303-002
09-27-303-008
09-27-303-009
09-27-303-013
09-27-303-014
09-27-303-015
09-27-303-016
09-27-303-017
09-27-303-039
09-27-303-040
09-27-303-041
09-27-303-042
09-27-303-043
09-27-303-044
09-27-304-001
09-27-304-002

Table 5: Project Area Equalized Assessed Valuation (2025)

$21,461
$21,461
$167,041
$97,210
$21,461
$21,461
$21,461
$21,461
$21,461
$21,461
$423,316
$21,461
$209,887
$21,461
$108,078
$478
$21,461
$134,478
$58,289
$33,432
$98,829
$34,337
$65,861
$34,337
$70,804
$34,337
$63,387
$216,414
$125,838
$40,634
$149,701
$149,701
$158,035
$137,912
$25,925
$64,405

09-27-304-012
09-27-306-006
09-27-330-013
09-27-330-014
09-27-330-015
09-27-330-016
09-27-330-017
09-27-330-018
09-27-330-019
09-27-330-020
09-27-330-022
09-27-331-002
09-27-331-003
09-27-331-004
09-27-331-005
09-27-331-006
09-27-331-007
09-27-331-008
09-27-331-020
09-27-351-002
09-27-376-017
09-27-404-007
09-27-404-008
09-27-404-015
09-27-405-003
09-27-405-004
09-27-405-005
09-27-406-001
09-27-406-002
09-27-406-003
09-27-406-005
09-27-406-006
09-27-406-009
09-27-406-011
09-27-406-012
09-27-407-003

S0

S0
$202,762
$34,337
$105,988
$78,102
$34,337
$358,010
$125,865
$427,008
$100,446
$192,780
$244,220
$34,337
$34,337
$209,598
$34,337
$254,903
$195,130

S0
$34,337
$34,337

$354,436
$162,948
$34,337
$35,168
$86,004
$2,789,576
$1,520,530
$49,857
$74,786
$280,695
$1,011,220
$52,348
$39,127

09-27-407-005
09-27-407-008
09-27-407-009
09-27-407-012
09-27-407-017
09-27-407-019
09-27-407-022
09-27-407-023
09-27-407-024
09-27-407-025
09-27-407-027
09-27-407-028
09-27-407-029
09-27-407-030
09-27-407-031
09-27-407-032
09-27-427-003
09-27-428-014
09-27-428-016
09-27-428-022
09-27-428-023
09-27-428-025
09-27-429-004
09-27-429-005
09-27-429-010
09-27-429-011
09-27-429-012
09-27-429-015
09-27-429-016
09-27-451-001
09-27-476-001
09-27-476-002
09-27-476-010
09-27-476-011
09-27-476-012
09-27-476-015

$34,249
$52,036
$151,228

$0
$204,555
$56,091
$99,454
$84,472
$286,421

$2,494
$350,868
$43,630
$438,574
$214,370
$37,392
$213,299
$6,608

S0

$34,552
$2,005,416

$309,749

$0
$18,776
582,265
$245,824
$301,684
$255,792

$0

S0

S0

$0
$216,120
$43,986
549,811
$21,277
$56,533

09-27-476-016
09-27-476-017
09-27-476-019
09-27-476-020
09-27-476-036
09-27-476-038
09-27-476-039
09-27-476-040
09-27-479-003
09-27-480-002
09-27-480-003
09-27-480-007
09-27-480-008
09-27-480-009
09-27-480-010
09-27-502-003
09-27-502-004
09-28-126-028
09-28-176-023
09-28-251-010
09-28-251-011
09-28-251-017
09-28-251-019
09-28-253-001
09-28-253-002
09-28-253-003
09-28-253-004
09-28-253-005
09-28-253-006
09-28-253-009
09-28-253-010
09-28-253-011
09-28-253-012
09-28-253-013
09-28-253-014
09-28-253-015

$74,064
$133,901
$403,156
$196,642
$249,414
$1,775
$68,531
$94,689
$206,691
$169,605
$140,578
$28,983
$62,457
$1,547

$350,777

S0

S0
$35,348
$579,106
$316,448
$35,197

S0
$941,881
$51,466
$61,521
$28,719
$53,937
$40,613
$55,105
$62,645
$76,016
$104,211
$45,009
$57,529
$57,529
$204,928

West lllinois Route 120 Redevelopment Project Area
Tax Increment Financing Redevelopment Plan and Program

August 2026
Page 27



09-28-253-016
09-28-253-017
09-28-253-018
09-28-253-020
09-28-253-022
09-28-253-023
09-28-253-024
09-28-253-025
09-28-253-026
09-28-253-027
09-28-253-028
09-28-253-029
09-28-284-015
09-28-284-018
09-28-284-020
09-28-285-011
09-28-285-012
09-28-285-015
09-28-285-016
09-28-285-017
09-28-285-018
09-28-285-019
09-28-285-020
09-28-285-021
09-28-287-001
09-28-287-002
09-28-287-003
09-28-400-005
09-28-400-010
09-28-400-016
09-28-426-014
09-28-426-015
09-28-428-017
09-33-100-019
09-33-226-001
09-33-251-001

Table 5: Project Area Equalized Assessed Valuation (2025)

$108,990
$27,744
$144,927
$145,995
$20,453
$20,696
$68,127
$55,524
$97,695
$109,198
$92,665
$64,480
$36,993
$12,804
$80,124
$104,718
$24,549
$101,076
$61,514
$24,549
$91,709
$65,747
$126,780
$192,376
$77,261
$36,380
$79,287
$104,700
SO
$110,798
$247,132
$255,627
$0
$0
$8,004
$17,896

09-33-276-003
09-33-300-054
09-33-400-025
09-33-428-001
09-33-451-022
09-34-101-014
09-34-228-002
09-34-228-003
09-35-101-002
09-35-101-003
09-35-101-005
09-35-101-006
09-35-101-007
09-35-101-008
09-35-102-013
09-35-102-023
09-35-102-024
09-35-102-026
09-35-102-028
09-35-102-029
09-35-102-030
09-35-102-031
09-35-102-032
09-35-102-033
09-35-102-034
09-35-102-035
09-35-103-001
09-35-103-002
09-35-104-011
09-35-104-014
09-35-104-015
09-35-104-016
09-35-104-017
09-35-105-008
09-35-105-014
09-35-105-022

$6,284
SO
SO
$2,962
$0
$219
$84,289
$0
$2,615,498
SO
SO
SO
SO
$0
$2,143
$0
$0
$318,673
SO
$111,900
$363,960
SO
$0
$225,378
$6,091
$75,413
$53,402
$76,461
$12,828
$26,122
$143,578
$94,560
$92,108
$451,488
$0
$110,470

09-35-105-031
09-35-105-032
09-35-105-033
09-35-105-034
09-35-105-035
09-35-105-036
09-35-105-037
09-35-151-019
09-35-151-024
09-35-151-025
09-35-152-025
09-35-153-008
09-35-153-009
09-35-153-018
09-35-153-019
09-35-153-024
09-35-153-025
09-35-154-008
09-35-155-020
09-35-155-021
09-35-156-017
09-35-156-018
09-35-157-019
09-35-158-010
09-35-158-011
09-35-158-012
09-35-158-013
09-35-158-014
09-35-158-015
09-35-158-016
09-35-158-017
09-35-502-003
TOTAL

$272,890
$1,716,371
$293,061
$0
$371,823
$237,859
$223,573
$3,021
$72,212
$565,659
$519,001
$193,326
$21,878
$88,166
$15,536
$21,878
$21,878
$287,631
$159,569
$205,020
$71,173
$87,412
$78,914
$32,088
$30,876
$32,088
$32,088
$32,088
$30,876
$32,088
$32,088
$0

$52,651,492
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Anticipated Equalized Assessed Valuation

Upon the completion of anticipated redevelopment projects, it is estimated that the equalized
assessed valuation of real property within the Project Area will be approximately $74 million (an
increase of roughly 42%). This figure is based upon estimates of value for the anticipated rehabilitation
and potential redevelopment projects described in this report.

Payment in Lieu of Taxes

No payments in lieu of taxes are anticipated as part of the Redevelopment Plan and Program.

Provision for Amending the Redevelopment Plan and Program

The Redevelopment Plan and Program may be amended pursuant to provisions of the Act.

Commitment to Fair Employment Practices and an Affirmative Action Plan

The City is committed to and will affirmatively implement the assurance of equal opportunity in all
personnel and employment actions with respect to this Redevelopment Plan. This includes, but is not
limited to: hiring, training, transfer, promotion, discipline, fringe benefits, salary, employment working
conditions, termination, etc. without regard to any non-merit factor, including race, national origin,
color, religion, sex, sexual orientation, gender identity, disability (physical or mental), age, marital
status, status as a parent, or genetic information.

In order to implement this principle 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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FINANCIAL IMPACT OF REDEVELOPMENT

Without the adoption of the Redevelopment Plan and Program, development and redevelopment
projects within the Project Area are not reasonably expected to be undertaken by private enterprise.
In the absence of City-sponsored redevelopment, there is a prospect that blighting factors will
continue to exist and spread, and the Project Area on the whole and adjacent properties will become
less attractive for the maintenance and improvement of existing buildings and sites. Erosion of the
assessed valuation of property in the Project Area may occur and could lead to further reductions in
assessed valuations of nearby properties that would negatively impact on all taxing districts.

Implementation of the Redevelopment Plan and Program is expected to have significant short and
long term positive financial impacts on the taxing districts affected by this Redevelopment Plan. In
the short term, the City’s effective use of tax increment financing will improve assessed valuations and
make the Project Area more attractive for future redevelopment opportunities. In the long term, after
the completion of all redevelopment improvements and activities, and the payment of all
redevelopment project costs and municipal obligations, the taxing districts will benefit from the
enhanced tax base which results from the increase in equalized assessed valuation caused by the
Redevelopment Plan and Program.

The following taxing districts are included within the City of McHenry West lllinois Route 120
Redevelopment Project Area:

Table 6: Taxing Districts
MCHENRY COUNTY
MCHENRY CO CONSV
COLLEGE DISTRICT 528 MCC
SCHOOL DIST 15
SCHOOL DIST 156
MCHENRY FIRE DIST
MCHENRY LIBRARY
MCHENRY TOWNSHIP
MCHENRY TWP RD & BR
MCHENRY CITY

This Redevelopment Plan contemplates redevelopment of the Project Area primarily with commercial
and mixed-use development and/or redevelopment. Given the size of the Project Area (668 acres) and
the anticipated future redevelopment opportunities within the Project Area, impact on individual
taxing districts and taxing districts in general will be dependent upon the specific nature of any such
future redevelopment projects.
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Impact on McHenry County / McHenry County Conservation District

McHenry County provides a variety of services, including the County Court system, health services and
maintenance of open space and recreational activities. The replacement of underutilized property with
new commercial and/or mixed-use (re)development may cause a minimal increase in demand for the
services and programs provided by the County. Due to the size of the Project Area (668 acres) in
relation to the County at large (603 square miles), services provided to residents will likely not be
affected, and the impact is anticipated to be minimal, if any. No specific program is set forth in this
Redevelopment Plan.

Impact on McHenry County College District #528

McHenry County College provides education and training services to residents of McHenry County,
lllinois. The replacement of underutilized property with new commercial and/or mixed-use
(re)development may cause a minimal increased demand for the services and programs provided by
the college, including training programs to serve new businesses and educational services for new
residents. However, the impact is anticipated to be minimal given the relatively small size of the Project
Area (668 acres) in proportion to the size of the district (603 square miles). Therefore, no specific
program is set forth in this Redevelopment Plan.

Impact on School District #15

McHenry School District #15 provides elementary and middle school services for residents of McHenry
and parts of neighboring communities. The district provides five (5) elementary schools and two (2)
middles schools, serving approximately 4,100 students. The replacement of underutilized property
with new commercial and/or mixed-use (re)development may cause a marginal increase in demand for
the services and programs provided by the school district, depending on the specific nature of any
potential new developments. No specific program is set forth in this Redevelopment Plan, however
the Act defines a clear formula for repayment of fees to the district for students directly generated by
any potential future residential TIF supported projects.

Impact on School District #156

McHenry School District #156 provides high school services for residents of McHenry and adjacent
communities. The district operates two (2) facilities - Upper Campus (West Campus) and Freshman
Campus (Lower Campus). The replacement of underutilized property with new commercial and/or
mixed-use (re)development may cause a marginal increase in demand for the services and programs
provided by the school district depending on the specific nature of any potential future developments.
No specific program is set forth in this Redevelopment Plan, however the Act defines a clear formula
for repayment of fees to the district for students directly generated by any potential future residential
TIF supported projects.
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Impact on McHenry Fire District

The McHenry Fire District provides fire and rescue services to the City of McHenry. The replacement
of underutilized property with new commercial and/or mixed-use development may cause a marginal
increase in demand for the services and programs provided by the McHenry Fire District. As provided
in the Act, a portion of Redevelopment Project Costs may be allocated toward capital costs incurred
by the Fire District which are made necessary by future (re)development as described in this
Redevelopment Plan.

Impact on McHenry Library District

The McHenry Library is located at 809 Front Street and provides library services for the residents of
McHenry. The replacement of underutilized property with new commercial and/or mixed-use
development may cause a minimal increase in use of the library, depending on the specific nature of
any potential new redevelopment. No specific program is set forth in this Redevelopment Plan,
however as provided in the Act, a portion of Redevelopment Project Costs may be allocated toward
capital costs incurred by the library which are made necessary by development as described in this
Redevelopment Plan.

Impact on McHenry Township

McHenry Township provides a variety of services, including road maintenance and property
assessments. The replacement of underutilized property with new commercial and/or mixed-use (re)
development may cause a minimal increase in demand for the services and programs provided by
McHenry Township, although the impact is not anticipated to be significant. All roads within the
Project Area are controlled by either the City of McHenry or the lllinois Department of Transportation
(IDOT). No specific program is set forth in this Redevelopment Plan.

Impact on City of McHenry

The City of McHenry provides a variety of services, including police protection, snow removal, road
maintenance, water and sewer service, and building and zoning services. The replacement of
underutilized property with new commercial and/or mixed-use (re)development may cause a marginal
increase in demand for the services and programs provided by the City. As provided in the Act, a
portion of Redevelopment Project Costs may be allocated toward capital costs incurred by the City
which are made necessary by (re)development as described in this Redevelopment Plan. The public
improvements section of this plan and program highlight some of the anticipated capital costs.
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FINDINGS OF NEED FOR TAX INCREMENT FINANCING

On the basis of the findings of this Redevelopment Plan and Program, the Mayor and the City Council
of McHenry, Illinois, adopt the following findings pursuant to Section 11-74.4-3(n) of the Act.

Project Area Not Subject to Growth

The Project Area on the whole has not been subject to growth and development through investment
by private enterprise and would not reasonably be anticipated to be developed without adoption of
this Redevelopment Plan. Substantial evidence supports this conclusion.

First, the City finds that the Project Area on the whole has not been subject to growth and
redevelopment through investment by private enterprise, based on the following evidence, as
outlined in the Eligibility Findings Report in Appendix A:

1. Developed properties within the Project Area exhibiting age, building and site deterioration,
deleterious land use relationships, and lack of planning, as described in Appendix A — Eligibility
Report;

2. Developed properties within the Project Area exhibiting, to a lesser degree, building
obsolescence, code violations, and excessive vacancies, as described in Appendix A - Eligibility

Report.

3. Inadequate utilities and public infrastructure to support new commercial and residential
development and redevelopment within the Project Area.

Second, the City finds that the Project Area would not reasonably be anticipated to be developed
without adoption of this Redevelopment Plan:

1. Proposed redevelopment sites indicate a likely financial gap without public resources, grants
or other incentives to promote future redevelopment;

2. The need for public — private partnerships to support future redevelopment; and
3. The need for future infrastructure improvements to support future redevelopment

Therefore, the City of McHenry finds that the Project Area is not subject to appropriate growth and
development and is not anticipated to be developed without adoption of this Redevelopment Plan.
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Conformance with Comprehensive Plan

This Redevelopment Plan was guided primarily by the goals and recommendations highlighted within
the City’s adopted Comprehensive Plan (2024). All proposed land uses and redevelopment activities
are consistent with the City of McHenry Vision 2050 Comprehensive Plan, and other currently
implemented planning-related codes and ordinances.

Date of Completion

The Redevelopment Project shall be completed, and all obligations issued to finance redevelopment
costs shall be retired, no later than December 31 of the year in which the payment to the municipal
treasurer as provided in the Act is to be made with respect to ad valorem taxes levied in the twenty-
third (23™) calendar year following the year in which the ordinance approving this Redevelopment
Project Area is adopted.
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INTRODUCTION

To encourage redevelopment along the IL Route 120 commercial corridor, the City of McHenry (the “City”)
is investigating the creation of a Tax Increment Financing (“TIF”) District for the area including: Downtown
Main Street south to Mill Street, east past Front Street and west past Crystal Lake Road, taking in Boone
Creek Plaza and Market Place Shopping Centers and various commercial properties located along Illinois
Route 120 to just west of Ringwood Road, and also east along EIm Street past the intersection of lllinois
Route 120 and lllinois Route 31 (South Front Street), extending south along Front Street immediately
south of Lillian Street and to the east along Elm Street, connecting to the City’s existing Downtown TIF
District along Elm Street on the north side at Verlo Mattress west of Millstream Drive and on the south
side immediately west of Third Street.

The purpose of this Eligibility Report is to document the eligibility criteria as required by the Tax Increment
Allocation Redevelopment Act, 65 ILCS 5/11 - 74.4 - 1, et seq., as amended (the “Act”). The following
analysis documents the presence of eligibility criteria necessary for designation as a TIF District, as
required in the Act.

Tax Increment Financing can be used to make the
Project Area more attractive for redevelopment
by eliminating the conditions which inhibit
private investment, weaken the City’s tax base,
affect the safety of community residents, and
hinder the City’s ability to promote cohesive
development of compatible land uses as
articulated in the City’s Comprehensive Plan. In
accordance with the TIF Act, public
improvements may be constructed, and
incentives provided to encourage the type of
private investment that will allow the City to
achieve its vision and goals.

Establishing the West IL Route 120 TIF District
can help the City meet these goals by facilitating
physical improvements, removing blighting
conditions, and providing funding sources for
improvement projects within the Project Area.
These improvements will not only help improve
the physical conditions and economic
development of the Project Area but also
enhance the quality of life of adjacent properties
and neighborhoods, and for all residents of the
City of McHenry as a whole.
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TAX INCREMENT FINANCING

The Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11 - 74.4 - 1, et seq., as amended (the “Act”),
stipulates specific procedures, which must be adhered to in designating a Redevelopment Project Area
and amendments thereto.

A “Redevelopment Project Area” is defined as:

“.an area designated by the municipality, which is not less in the aggregate than 1 % acres and in respect
to which the municipality has made a finding that there exist conditions which cause the area to be
classified as an industrial park conservation area, or a blighted area or a conservation area, or a
combination of both blighted areas and conservation areas” (65 ILCS 5/11-74.4-3(p)).

A “blighted area” is defined as:

“If improved, industrial, commercial, and residential buildings or improvements are detrimental to the
public safety, health, or welfare because of a combination of 5 or more of the following factors, each of
which is (i) present, with that presence documented, to a meaningful extent so that a municipality may
reasonably find that the factor is clearly present within the intent of the Act and (ii) reasonably distributed
throughout the improved part of the redevelopment project area.”

Eligibility factors for improved land include: dilapidation; obsolescence; deterioration; presence of
structures below minimum code standards; illegal use of individual structures; excessive vacancies; lack
of ventilation, light, or sanitary facilities; inadequate utilities; excessive land coverage and overcrowding
of structures and community facilities; deleterious land use or layout; lack of community planning; need
for environmental remediation; and declining total equalized assessed value.

“If vacant, the sound growth of the redevelopment project area is impaired by a combination of 2 or more
of the following factors, each of which is (i) present, with that presence documented, to a meaningful
extent so that a municipality may reasonably find that the factor is clearly present within the intent of the
Act and (ii) reasonably distributed throughout the vacant part of the redevelopment project area to which
it pertains”

Eligibility factors for vacant land include: obsolete platting, diversity of ownership of parcels, tax
delinquencies, environmental remediation, and decline in equalized assessed value.

“If vacant, the sound growth of the redevelopment project area is impaired by one of the following factors
that (i) is present, with that presence documented, to a meaningful extent so that a municipality may
reasonably find that the factor is clearly present within the intent of the Act and (ii) is reasonably
distributed throughout the vacant part of the redevelopment project area to which it pertains.”

Eligibility factors for vacant land include: chronic flooding, illegal disposal, or that the area qualified as a
blighted area immediately prior to becoming vacant.

West IL Route 120 TIF Eligibility Report August 2026
City of McHenry, Illinois Page 4



A “conservation area” is defined as:

“.. any improved area within the boundaries of a redevelopment project area located within the territorial
limits of the municipality in which 50% or more of the structures in the area have an age of 35 years or
more. Such an area is not yet a blighted area but because of a combination of 3 or more of the following
factors is detrimental to the public safety, health, morals or welfare and such an area may become a
blighted area.”

Eligibility factors include: dilapidation; obsolescence; deterioration; presence of structures below
minimum code standards; illegal use of individual structures; excessive vacancies; lack of ventilation, light,
or sanitary facilities; inadequate utilities; excessive land coverage and overcrowding of structures and
community facilities; deleterious land use or layout; lack of community planning; need for environmental
remediation; and declining total equalized assessed value.
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This report summarizes the analyses and findings of the City’s planning consultant, Teska Associates, Inc.
(“Teska”). Determination of eligibility of the proposed Project Area is based on a comparison of data
gathered through field observations by Teska Associates, Inc., document and archival research, and
information obtained from the City of McHenry and McHenry County, lllinois against the eligibility criteria
set forth in the Act.

Teska has prepared this report with the understanding that the City would rely on:

1. The findings and conclusions of this report in proceeding with the designation of the Project Area
as a Redevelopment Project Area under the requirements of the Act; and

2. The fact that Teska has obtained the necessary information to conclude that the Project Area can
be designated as a Redevelopment Project Area in compliance with the Act.

The West IL Route 120 Redevelopment Project Area (the “Project Area”) is eligible for designation as a
‘conservation area’ based on the predominance and extent of parcels exhibiting the following primary
characteristics:

Minor Contributing Factor

Standard Major Contributing Factor (Present but to a Lesser
Degree)
Building Age Yes

Dilapidation No

Obsolescence No Yes
Deterioration Yes
Illegal Uses No

Below Code Standards No Yes

Excessive Vacancies No Yes
Lack of Ventilation No
Inadequate Utilities No
Excessive Land Coverage No
Deleterious Land Use Yes
Lack of Planning Yes
Environmental No
Decline in EAV No

Total 3 3

Each of these major contributing factors contributes towards the eligibility of the Project Area as a whole.
In addition, secondary contributing factors represent conditions that are not significant enough to be
major contributing factors towards qualification but are present to a lesser degree, and also negatively
impact the Project Area as a whole.

In addition, the vacant/unimproved area within the Project Area qualifies under the vacant land criteria
established in the Act, as shown in the tables below. Qualification under both sets of standards is not
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required, only one set of standards needs to be met for eligibility under the Act.

S'(c;n;::r(zi)l Vacant Land S'(c;n;(:zrcli)z Vacant Land
Obsolete Platting YES Unused Quarry No
Diversity of Ownership No Unused Rail Yard No
Tax Delinquencies No Chronic Flooding YES
Adjacent Deterioration No Illegal Dumping No
Environmental No Designated Town Center No
Decline in EAV No Blighted Prior to Vacancy No

Total 1 Total 1
Unimproved (Vacant) Land subject to Chronic Flooding
West IL Route 120 TIF Eligibility Report August 2026
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DESCRIPTION OF THE REDEVELOPMENT PROJECT AREA

The Project Area generally consists of properties generally located along IL Route 120, including the
following: Downtown Main Street south to Mill Street, east past Front Street and west past Crystal Lake
Road, taking in Boone Creek Plaza and Market Place Shopping Centers and various commercial properties
located along Illinois Route 120 to just west of Ringwood Road, and also east along Elm Street past the
intersection of lllinois Route 120 and lllinois Route 31 (South Front Street), extending south along Front
Street immediately south of Lillian Street and to the east along EIm Street, connecting to the City’s existing
Downtown TIF District along EIm Street on the north side at Verlo Mattress west of Millstream Drive and
on the south side immediately west of Third Street. Additional vacant/undeveloped parcels are included
to the southwest along Boone Creek. The predominant land use within the Project Area is
commercial/retail. The Project Area contains two-hundred and forty-eight (248) structures on three-
hundred and ninety-two (392) parcels. The Project Area is approximately six-hundred and sixty-eight (668)
acres, more or less. “Exhibit 1” and “Exhibit 2” illustrate the exact boundaries of the Project Area.
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ExHIBIT 1 — PROJECT AREA BOUNDARY MAP
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EXHIBIT 2 — PROJECT AREA BOUNDARY MAP (AERIAL VIEW)
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EXHIBIT 3 — DEVELOPED AND VACANT/UNDEVELOPED LAND

ELIGIBILITY FINDINGS
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Teska conducted a field survey of every property located within the Project Area. Based on an inspection
of the exteriors of buildings and grounds, field notes were taken to record the condition for each building
and parcel. This survey occurred on November 17, 2025. Photographs further document the observed
conditions. Field observations were supplemented with information provided by City of McHenry and
McHenry County officials, and available public records and resources.

In order to be designated as a ‘blighted area’, a combination of at least five (5) eligibility factors must be
present and reasonably distributed throughout the Project Area. To be designated as a ‘conservation
area’, at least 50% of the structures must be 35 years or more in age, and a combination of at least three
(3) of the other blighting factors outlined in the Act must be present to a meaningful extent and reasonably
distributed throughout the Project Area.

West IL Route 120 TIF Eligibility Report August 2026
City of McHenry, Illinois Page 12



Age of Buildings

Exact building construction dates are difficult to determine based on field observations, and limited data
is available through McHenry County resources. However, based on field analysis, available historical
records provided by the City of McHenry and the McHenry County and McHenry Township Assessor’s
Offices, evaluation of historic aerial photography, and internet research, a significant majority of the
structures within the Project Area were constructed prior to 1991 (see “Figure 2”). Many structures within
the Project Area are in excess of 100 years in age, including a significant number of structures constructed
in the 1880’s and 1890’s. The Project Area therefore meets the statutory requirement that at least fifty
percent (50%) of the buildings in a ‘conservation area’ be thirty-five (35) years of age or older, requiring
three (3) or more eligibility criteria for qualification as a tax increment financing district.

Buildings Over 35 Years Buildings Under 35 % Buildings Over 35

Buildings old Years Old Years Old

248 181 67 73%

This Eligibility Report therefore evaluates the Project Area based on the ‘conservation area’ requirements
as set forth and established in the Act.
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