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Introduction
The Village of Kenilworth was founded in the late 1800s by Joseph Sears and was incorporated
into Cook County on May 6, 1896, upon reaching 300 residents. The community was developed
by the Kenilworth Company, consisting of Mr. Sears and several associates, building homes in a
cluster east of the Chicago and Milwaukee railroad and gradually expanding as the population
increased. The community was expressly residential, with few community facilities and no
commercial areas or business districts. That began to change as the Village annexed residential
land to the west of Green Bay Road around 1920. The new area included additional residences
and designated the northwest corner of Park Avenue and Green Bay Road as a commercial area.
The Tax Incremental Finance Study Area includes this corner and extends north, along Green Bay
Road, to the present-day Village boundary with Winnetka. This area was previously used for a
mix of residential and commercial structures.
As the sole commercial district within the Village of Kenilworth, several of the buildings are
original structures and are elements of both the character and history of the community. Over
the years, these structures have largely remained commercial, providing goods and services to
the community. The structures themselves show significant signs of deterioration and the area,
as built, does not adequately provide for modern-day needs of retail uses. The Village of
Kenilworth aims to protect the commercial integrity of the area through the use of a Tax
Increment Financing District, which will allow the Village to encourage enhancement of these
properties through new private reinvestment.
The Tax Increment Project Area is primarily zoned as a Business District, but includes commercial
retail and service, residential, municipal, and railroad uses. Adjacent to the project area, there are
residential developments and institutional uses, including the local elementary school.
While the Project Area is primarily zoned commercial, businesses are primarily service oriented
as opposed to retail. In addition, the area is, for all intents and purposes, mixed-use. There are
25 residential units within the area.
The rise of e-commerce alongside changing consumer shopping behaviors have taken a toll on
brick and mortar retail across the nation. Communities in the region have looked to adaptation
through retrofit and reuse of older structures as a viable solution for spaces that experience a
change in market demand. However, coordinated efforts, especially along corridors such as
Green Bay Road, are preferred but can be difficult in cases where there are many stakeholders.
Thus, the Village of Kenilworth has recognized that appropriate and coordinated redevelopment
and reinvestment efforts within the Project Area will not occur without the support of a Tax
Increment Financing district.

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 Illinois 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
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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.
The Act stipulates specific procedures which must be adhered to in determining the eligibility of
a Redevelopment Project Area. A “Redevelopment Project Area” is defined as:
“…an area designated by the municipality, which is not less in the aggregate than 1 ½ 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 5/1174.4-3(p)).
Section 5/11-74.4-3(a) defines a “conservation area” 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
three 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: 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; or declining total
equalized assessed value.”
This report and its appendices summarize the analysis and findings of Teska’s work. Teska has
prepared this report with the understanding that the Village would rely on: (1) the findings and
conclusions of this report in proceeding with the designation of the study areas as a
“Redevelopment Project Area” under the Act; and (2) the fact that Teska has obtained the
necessary information to conclude that the study area can be designated as a “Redevelopment
Project Area” in compliance with the Act.
The Legal Description of the Project Area is as follows:

THAT PART OF SECTION 28, TOWNSHIP 42 NORTH, RANGE 13, EAST OF THE
THIRD PRINCIPAL MERIDIAN DESCRIBED AS FOLLOWS: BEGINNING AT THE
NORTHWEST CORNER OF LOT 1 IN JAMES RICE BROWN’S ADDITION TO
KENILWORTH; THENCE SOUTH, ALONG THE EAST LINE OF EXMOOR ROAD,
PLUS OR MINUS 375 FEET TO THE SOUTH LINE OF AN ALLEY LYING SOUTH OF
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AND ADJOINING LOT 43 IN SAID JAMES RICE BROWN’S ADDITION TO
KENILWORTH; THENCE NORTHEASTERLY, ALONG SAID SOUTH LINE, PLUS OR
MINUS 152 FEET TO THE NORTHEAST CORNER OF LOT 42 IN SAID JAMES RICE
BROWN’S ADDITION TO KENILWORTH, BEING THE SOUTHWESTERLY LINE OF
A PUBLIC ALLEY; THENCE SOUTHEASTERLY ALONG THE SOUTHWESTERLY
LINE OF SAID ALLEY AND ITS EXTENSION, PLUS OR MINUS 349 FEET TO THE
INTERSECTION OF SAID SOUTHWESTERLY LINE WITH THE WEST LINE OF
STERLING ROAD, SAID INTERSECTION BEING THE MOST EASTERLY
NORTHEAST CORNER OF LOT 1 IN BLOCK 2 IN THE RESUBDIVISION OF BLOCKS
1 AND 2 IN WEST KENILWORTH SUBDIVISION; THENCE SOUTHEAST PLUS OR
MINUS 144.5 FEET TO THE NORTHWEST CORNER OF LOT 12 IN BLOCK 1 IN SAID
RESUBDIVISION OF BLOCKS 1 AND 2 IN WEST KENILWORTH SUBDIVISION,
BEING THE INTERSECTION OF THE EAST LINE OF STERLING ROAD AND THE
SOUTHWESTERLY LINE OF A PUBLIC ALLEY; THENCE SOUTHEAST, ALONG
THE SOUTHWESTERLY LINE OF SAID ALLEY, PLUS OR MINUS 848 FEET TO THE
INTERSECTION OF SAID SOUTHWESTERLY LINE AND THE NORTHERLY
EXTENSION OF THE WEST LINE OF LOT 8 IN BLOCK 5 IN WEST KENILWORTH
SUBDIVISION; THENCE SOUTH, ALONG THE WESTERLY LINE AND ITS
EXTENSION OF LOTS 8 AND 27 IN SAID BLOCK 5 IN WEST KENILWORTH
SUBDIVISION, PLUS OR MINUS 406 FEET TO THE SOUTH LINE OF PARK DRIVE;
THENCE EAST, ALONG THE SOUTH LINE OF PARK DRIVE , PLUS OR MINUS, 320
FEET TO THE INTERSECTION OF SAID SOUTH LINE OF PARK DRIVE WITH THE
SOUTHWESTERLY LINE OF GREEN BAY ROAD; THENCE SOUTHEASTERLY,
ALONG THE SOUTHWESTERLY LINE OF GREEN BAY ROAD, PLUS OR MINUS 130
FEET TO THE INTERSECTION OF SAID SOUTHWEST LINE OF GREEN BAY ROAD
AND THE NORTHWESTERLY LINE AND ITS EXTENSION SOUTHWEST OF
KENILWORTH AVENUE EAST OF GREEN BAY ROAD; THENCE
NORTHEASTERLY, ALONG THE NORTHWESTERLY LINE AND ITS EXTENSION
OF KENILWORTH AVENUE, PLUS OR MINUS 301 FEET TO THE INTERSECTION
OF SAID NORTHWESTERLY LINE OF KENILWORTH AVENUE AND THE
SOUTHWESTERLY LINE OF RICHMOND ROAD; THENCE NORTHWESTERLY
ALONG SAID SOUTHWESTERLY LINE OF RICHMOND ROAD, PLUS OR MINUS
145 FEET TO THE NORTHEASTERLY LINE OF THE RAILROAD RIGHT OF WAY;
THENCE NORTHWESTERLY ALONG THE SAID NORTHEAST LINE OF THE
RAILROAD RIGHT OF WAY PLUS OR MINUS 1,958 FEET TO THE EASTERLY
EXTENSION OF THE NORTH LINE OF LOT 1 IN JAMES RICE BROWN’S ADDITION
TO KENILWORTH AFORESAID; THENCE WEST, ALONG SAID NORTH LINE AND
ITS EXTENSION, PLUS OR MINUS 275 FEET TO THE POINT OF BEGINNING, ALL
IN COOK COUNTY, ILLINOIS.
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Figure A: Green Bay Road TIF Project Area Boundary
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Redevelopment Project Area Description
Determination of eligibility of the proposed Redevelopment Project Area is based on a
comparison of data gathered through field observations by Teska Associates, Inc. (Teska),
document and archival research, and information obtained from the Village of Kenilworth, the
Township Assessor of New Trier, and Cook County against the eligibility criteria set forth in the
Act. The boundaries of the Project Area were carefully established in adherence to the
eligibility criteria and include only parcels which would benefit by the proposed
Redevelopment Plan and Program. The Project Area generally includes properties along the
western side of Green Bay Road, commercial properties along Park Drive, a few adjacent
residential properties along Exmoor Avenue and Roger Avenue, and railroad rights-of-way to
the east of Green Bay Road. The Project Area extends to the northern and the southern Village
limits.
The exact boundaries are illustrated in “Figure A – Green Bay Road TIF Project Area Boundary”.
The Project Area includes a total of 34 structures on 82 parcels. The Project Area is approximately
fifteen (15) acres, exclusive of public streets and rights-of-way.
Only a few properties are mixed-use, with residential units on the second floor. Some
properties have parking lots, and others rely entirely on street parking to accommodate both
employees and patrons.
Existing Land Uses (Figure B) within the Project Area are predominantly commercial, though
there are also residential, medical office, municipal and railroad uses. Adjacent to the Project
Area, there are also residential and institutional uses. There are currently residential uses located
within the Project Area, though no relocation of residents or residential uses is anticipated in the
project area.
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Figure B: Existing Land Use
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Summary of the Eligibility of the Proposed Project Area TIF District
In August of 2018, a study was undertaken, consistent with the Act and related procedural
guidelines, to determine the eligibility of the Project Area. These “Eligibility Findings” indicate
that the proposed Project Area meets the statutory requirements of a “conservation area” (a
minimum 50% of the buildings within the Project Area at least 35 years or more in age and a
combination of at least three blighting factors) 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 the following characteristics:
1.
2.
3.
4.

Deterioration
Inadequate Utilities
Lack of Community Planning
Decline in Equalized Assessed Value

Each of these factors contributes significantly to the eligibility of the Project Area as a
“conservation area”. All 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.

Redevelopment Plan and Program
The revitalization of the Project Area presents challenges and opportunities for the Village of
Kenilworth. The success of this effort will depend upon cooperation between private investors
and local government. The adoption of this Redevelopment Plan and Program will assist with
the implementation of the goals and objectives of the Comprehensive Plan, 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 Project Area Plan and Program requires that the Village
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 redeveloped without the use of such
incremental revenues.
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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 Illinois 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:





Alleviating adverse conditions by encouraging private investment of underutilized and
vacant properties which will strengthen the economy, tax base, business environment, and
living environment;
Improving existing public utilities and infrastructure within the area; and
Enhancing the overall quality of the business environment in the Village of Kenilworth.

Redevelopment Plan Goals & Objectives
The aim of the Redevelopment Plan is the revitalization of the Project Area as a well-maintained,
convenient and attractive mixed-use district which will contribute to the health and vitality of the
Village of Kenilworth. The goals and objectives of the Redevelopment Plan are both those
articulated in the Illinois Tax Allocation Redevelopment Act, and those stated in the Village of
Kenilworth Comprehensive Plan. The goals and objectives outlined in these plans which relate to
this Redevelopment Plan are summarized below:
The Village of Kenilworth most recently updated their Comprehensive Plan in 2008. The Plan
included a vision for the corridor as “a vibrant retail-mixed-use corridor”. The plan envisioned
the preservation of many original buildings but anticipated new multistory mixed-use buildings.
In addition, the plan envisioned improvements in parking, utilities, landscaping and the
streetscape.
The overall goal for the corridor was revitalization “through redevelopment, sensitive
rehabilitation, and public improvements”, creating a “pedestrian-oriented commercial-mixeduse focal point for the Village”. Objectives included the promotion of high-quality development,
in the traditional “streetwall” pattern, with parking primarily in the rear. Other objectives
include the development of programs to encourage sensitive rehabilitation of older structures
and to restrict and minimize the number of curb cuts onto Green Bay Road.
These objectives relate to ensuring that new development is consistent with the goals of the
Comprehensive Plan for the corridor, namely a focus on rehabilitation and high-quality
development that reinforces a pedestrian-oriented environment and the corridor as the premier
commercial area of Kenilworth, a focal point of the community.

Future Land Use Plan
The recommended land uses, redevelopment opportunities, and public improvements of this
Redevelopment Plan are based upon the guidelines and development opportunities presented in
the Village of Kenilworth 2008 Comprehensive 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.
Green Bay Road TIF – Redevelopment Plan & Program
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Figure C: Future Land Use Plan
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The Future Land Use Plan (Figure C) shows anticipated land uses at completion of project
activities. The existing land uses of many properties are anticipated to remain, however,
proposed changes in land use focus on enhancing the commercial character and appearance of
the Project Area. General land use descriptions are as follows:
Predominantly Commercial, Mixed Use
Commercial uses include a variety of commercial-retail and service uses along Green Bay Road
and Park Avenue. Future commercial uses include both first-floor retail, restaurant and services
businesses appropriate for a commercial center located along commercial corridors.
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 Village’s overall goals and objectives
for the Project Area and the Village of Kenilworth in general. For example, maintained and
improved circulation, including vehicular and pedestrian access are generally recommended for
existing buildings throughout the entire Project Area. Therefore, this Redevelopment Plan is
consistent with the Village’s Comprehensive Plan and is intended to be a key vehicle for
implementing the plan.
The Village may also 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 C, the Project Area parcels are primarily planned for pedestrian-oriented
commercial/mixed-uses along Green Bay Road and Park Drive. The following existing
residential properties are anticipated to remain residential:
Table 1: Residential Properties in Project Area
PIN
Address
05-28-217-020-0000
521 Park Drive
05-28-217-022-0000
511 Park Drive
05-28-217-010-0000
522 Melrose Ave
05-28-210-021-0000
530 Wayland Ave
05-28-210-022-0000
532 Wayland Ave
05-28-210-023-0000
534 Wayland Ave
05-28-210-024-0000
536 Wayland Ave
05-28-209-023-1002
535 Wayland Ave
05-28-209-023-1003
534 Green Bay Road
05-28-209-023-1004
534 Green Bay Road
05-28-209-023-1005
534 Green Bay Road
05-28-209-023-1006
534 Green Bay Road
05-28-209-023-1007
535 Wayland Ave
05-28-209-023-1008
534 Green Bay Road
05-28-209-023-1009
534 Green Bay Road
05-28-209-023-1010
534 Green Bay Road
05-28-209-023-1011
534 Green Bay Road

Type
Mixed-Use
Mixed-Use
Single-Family
Condo
Condo
Condo
Condo
Condo
Condo
Condo
Condo
Condo
Condo
Condo
Condo
Condo
Condo
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2
2
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
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PIN
05-28-209-023-1012
05-28-209-023-1013
05-28-209-023-1014
05-28-103-091-0000
05-28-103-090-0000
05-28-103-089-0000

Address
534 Green Bay Road
534 Green Bay Road
534 Green Bay Road
625 Exmoor Road
625 Exmoor Road
631 Exmoor Road

Type
Condo
Condo
Condo
Single-Family
Single-Family
Single-Family
TOTAL:

No. Units
1
1
1
1
1
1
25

The Redevelopment Plan also anticipates activities to be undertaken by the public sector, which
are identified in the Estimated Project Costs section of this report (page 19). All the
redevelopment opportunities and public improvements should be conducted with the guidance
of the Village’s Comprehensive Plan.
Undertaking these redevelopment activities will generate increased tax revenues, strengthen
commercial uses, create mixed-use 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 and the Green Bay Road corridor will be improved over time.

Eligible Project Costs
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 a redevelopment plan and
a redevelopment project, as allowed by Statute. Such costs may include, without limitation, the
following:
Costs of studies, surveys, development plans, specifications, and administrative expenses
Costs of studies, surveys, development of plans, and specifications, implementation and
administration of the redevelopment plan including but not limited to staff and professional
service costs for architectural, engineering, legal, financial, planning or other services, provided,
however, that no charges for professional services may be based on a percentage of the tax
increment collected.
Property Assembly Costs
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.
To meet the development objectives of this Green Bay Road TIF Plan, the Village may determine
it necessary to acquire properties within the Project Area. The Village may elect to do so during
the lifetime of the TIF through a direct market transaction, and, under exceptional circumstances,
the Village Board may choose to exercise its power of eminent domain, including appropriate
Green Bay Road TIF – Redevelopment Plan & Program
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and just compensation for property acquisition. It is not the intent of the Village to acquire
property through eminent domain, or to acquire specific properties at this time. However, a
determination by the Village to acquire properties may be made without further amendment to
this Plan.
Property, which may be acquired by the Village, may be assembled into appropriate development
or rehabilitation sites. These properties may be sold or leased by the Village to other public bodies
or to private developers, in whole or in part. Terms of conveyance may be incorporated into
appropriate disposition documents or agreements and may include more specific restrictions
than contained in this Redevelopment Plan or in other municipal codes and ordinances governing
the use of the land. The Village reserves the right to sell or lease any property acquired within
the Project Area during the 23-year duration of the TIF District. Any future modifications to the
stated disposition actions of this Plan will be in accordance with the objectives of this
Redevelopment Plan and Program and will not require any amendment to the Plan.
No conveyance, lease, mortgage, disposition of land or other property, or agreement relating to
the development of property will be made except upon the adoption of an ordinance by the
Village. Furthermore, no conveyance, lease, mortgage, or other disposition of land or agreement
relating to the development of property shall be made without providing reasonable opportunity
for the submission of alternative proposals or bids.
Rehabilitation
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; including any direct or indirect costs relating to Green Globes or
LEED certified construction elements or construction elements with an equivalent certification.
The TIF district may support redevelopment or reconstruction of structures in an effort to
eliminate dilapidation, severe deterioration or obsolescence of spaces or facilities.
Public Works
Costs of the construction of public works or improvements, including any direct or indirect costs
relating to Green Globes or LEED certified construction elements or construction elements with
an equivalent certification, 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.
Public improvements in the form of underground infrastructure, roadways, lighting, traffic
lighting, and storm water facilities which directly serve the uses within the project area are
anticipated to be constructed on public rights-of-way, public property, or within permanent
public easements. Such improvements, as evidenced in Appendix A: Green Bay Road TIF
Eligibility Report, are needed improvements and may be necessary to support specific private
Green Bay Road TIF – Redevelopment Plan & Program
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reinvestment in buildings and uses; these improvements will be authorized by the Village in
phases and in locations supporting such specific private reinvestment.
Financing costs
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 not exceeding 36 months
thereafter and including reasonable reserves related thereto. In an effort to induce private
reinvestment, the Village may borrow funds or make loans to the TIF Fund in advance of the
return of such funds from incremental revenues.
Taxing District Capital Costs
To the extent the municipality by written agreement accepts and approves the same, all or a
portion of a taxing district's capital costs resulting from the redevelopment project necessarily
incurred or to be incurred within a taxing district in furtherance of the objectives of the
redevelopment plan and project may be included within the projects and project budget.
Residential Impact Costs
If property within the District is redeveloped for residential uses consistent with the Plan and
Program, and such redeveloper receives financial assistance through an agreement with the
municipality or because the municipality incurs the cost of necessary infrastructure
improvements within the boundaries of the assisted housing sites necessary for the completion
of that housing as authorized by this Act, and which costs shall be paid by the municipality from
the Special Tax Allocation Fund when the tax increment revenue is received as a result of the
assisted housing units, and such housing units generate school age children attending public
schools, the TIF district will reimburse the school district and the library district for increased
costs in accordance with the limitation set forth in the Act.
Developer Interest Costs
Interest costs incurred by a redeveloper related to the construction, renovation or rehabilitation
of a redevelopment project, not exceeding the limits set forth in the Act.

Phasing of Project
Redevelopment projects anticipated in this Plan may commence immediately, though some will
likely occur over a longer period of time. All projects are anticipated to be completed within the
23-year life of the TIF District. The Village may undertake additional public improvements or
development projects as appropriate throughout the life of the Redevelopment Plan and
Program. Internal and external building remodeling, additions, rehabilitations, reuse and other
activities on individual properties will also occur throughout the life of the TIF District.
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Estimated Project Costs
Estimated public project costs are listed in Table 2. These costs are based on 2019 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 2: Estimate Redevelopment Project Costs

Project Costs
(1) Costs of Studies, Surveys, Development Plans, Implementation and
administration of the Redevelopment Plan
(2) Property Assembly, Acquisition of land and other property,
Demolition of buildings, Environmental Mitigation, Site preparation and
site improvements
(3) Rehabilitation, Reconstruction, Repair, or Remodeling of Existing
Public or Private Buildings and Fixtures
(4) Costs of the Construction of Public Works or Improvements

Amount
$1,700,000

$10,000,000

$470,000
$7,918,000

(6) Financing costs, Including Expenses for Issuance of Obligations,
Interest, Capitalized interest, and other financing fees and expenses

$500,000

(7) Other Taxing Jurisdiction’s Capital Costs resulting from TIF

$160,000

(7.5) School District Increased Cost Due to Additional Students

$ 2,282,000

(7.7) Library District Increased Cost Due to Additional Patrons resulting
from TIF

$ 472,000

(8) Relocation costs to the extent that the Village determines that
relocation costs shall be paid or is required to make payment of relocation
costs by Federal or State law.
(11) Interest cost incurred by a redeveloper related to the construction,
renovation or rehabilitation of a redevelopment project, as provided by
the Act.
Total Estimated Project Costs

$1,000

$250,000
$23,753,000

(1) 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 Village or other public entities. As provided in the Act,
Redevelopment Project Costs may include, to the extent the Village by written agreement accepts and approves
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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.

Sources of Funds
The Act provides a method for municipalities to finance public development costs with
incremental real estate tax revenues. Incremental tax revenues 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, resulting in the tax increment revenue.
Funds necessary to pay redevelopment project costs may be derived from several authorized
sources. These may include, but are not limited to, the following:
1. Real property tax increment revenues from the Project Area;
2. Tax revenues resulting from any Special Service Area districts or Business Districts within
the Project Area;
3. Interest earned on temporary investments;
4. Gifts, grants, and contributions;
5. Sale or lease of land proceeds;
6. User fees;
7. Transfer from a contiguous redevelopment project area created under the Act;
8. Proceeds from the issuance of bonds, notes or other financial instruments.
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 Village owned property, that the Village
determines are appropriate to allocate to the payment of redevelopment project costs.
The Village 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.

Nature & 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,
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expenditures will be made on a cash basis. This method of financing shall not preclude the Village
from undertaking initiatives designed to stimulate appropriate private investment in the Project
Area.
Certain redevelopment projects may be of a certain scale or on a certain timetable as to preclude
financing on a cash basis. These projects may be funded using tax increment revenue obligations
issued pursuant to the Act for a term not to exceed December 31st of the year after the 23rd year.
Consistent with the conservative nature of the financial plan for this Redevelopment Plan, 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 Village 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:
1.
2.
3.
4.
5.

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 the redevelopment projects; or
Any other taxes or anticipated receipts that the municipality may lawfully pledge.

Initial Equalized Assessed Valuation
Table 3 lists the equalized assessed valuation of properties in the Project Area. The total 2017
equalized assessed valuation of the Project Area, the most recent certified EAV is $12,908,771.
Table 3: Equalized Assessed Valuation, 2017
PIN

2017 EAV

PIN

2017 EAV

PIN

2017 EAV

05281030530000

$

112,215

05282090120000

$

509,427

05282100210000

$

111,783

05281030560000

$

169,037

05282090130000

$

267,224

05282100220000

$

110,248

05281030570000

$

172,755

05282090140000

$

-

05282100230000

$

109,946

05281030580000

$

169,037

05282090150000

$

91,319

05282100240000

$

110,115

05281030590000

$

345,649

05282090200000

$

55,488

05282100250000

$

05281030660000

$

46,716

05282090210000

$

596,999

05282170100000

$

187,044

05281030670000

$

46,716

05282090231001

$

225,085

05282170200000

$

363,737

05281030680000

$

193,758

05282090231002

$

90,730

05282170220000

$

230,178

05281030690000

$

171,632

05282090231003

$

90,730

05282170230000

$

227,654
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PIN

2017 EAV

PIN

2017 EAV

PIN

2017 EAV

05281030700000

$

122,573

05282090231004

$

90,730

05282170240000

$

196,774

05281030890000

$

170,948

05282090231005

$

90,730

05282170250000

$

262,747

05281030900000

$

45,160

05282090231006

$

90,730

05282170280000

$

358,842

05281030910000

$

135,612

05282090231007

$

7,558

05282170290000

$

749,628

05281031070000

$

210,648

05282090231008

$

7,558

05282170300000

$

461,731

05281031080000

$

260,090

05282090231009

$

7,558

05282170320000

$

296,270

05281031180000

$

467,843

05282090231010

$

7,558

05282170330000

$

130,359

05281031190000

$

393,607

05282090231011

$

7,558

05282170370000

$

87,020

05282000310000

$

-

05282090231012

$

7,558

05282170391001

$

315,708

05282000350000

$

-

05282090231013

$

7,558

05282170391002

$

155,497

05282000420000

$

-

05282090231014

$

7,558

05282250010000

$

-

05282030230000

$

-

05282090231015

$

214,911

05282250020000

$

-

05282030240000

$

-

05282090231016

$

214,911

05284030010000

$

-

05282080250000

$

436,343

05282100160000

$

30,628

05284040010000

$

-

05282080260000

$

130,063

05282100170000

$

30,628

05285000060000

$

-

05282090080000

$

366,717

05282100180000

$

476,648

05281030940000

$

527

05282090090000

$

100,972

05282100190000

$

410,633

05281031250000

$

05282090100000

$

86,336

05282100200000

$

274,491

05282250040000

$

-

05282250030000

$

171,617

-

TOTAL:

12,908,771

Anticipated Equalized Assessed Valuation
Upon the completion of the development projects, it is estimated that the equalized assessed
valuation of real property within the Project Area will be in excess of $31,684,521 (2019 dollars),
which represents an approximate 145% increase in the total equalized assessed valuation. This
figure is based upon estimates of value of new development projects that are anticipated.

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

Provisions for Amending the Redevelopment Plan & Program
The Redevelopment Plan and Program may be amended pursuant to provisions of the Act.

Financial Impact of Redevelopment
Without the adoption of the Redevelopment Plan and Program, the Project Area is not reasonably
expected to see an increase in EAV or be appropriately redeveloped by private enterprise. In the
absence of financial assistance and public improvements provided by the Village, there is a
prospect that the economic condition of the Project Area will continue to decline and spread
beyond the Project Area. Given the anchoring nature of the commercial center at the heart of the
Project Area, continual decline will distract from the potential for new development and
occupation in existing buildings and sites, which would lead to higher vacancies, lower assessed
values and further diminished sales tax receipts. The continued erosion of the assessed valuation
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of property in and outside of the Project Area will lead to a reduction of real estate tax revenue to
all taxing districts.
Implementation of the Redevelopment Plan is expected to have short-term and long-term positive
financial impacts on all the taxing districts affected by this Redevelopment Plan. In the short
term, the Village’s effective use of tax increment financing can be expected to stabilize 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 completion of redevelopment projects 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 equalized assessed valuation generated as a result of
financial incentives proposed in this Redevelopment Plan.
It is anticipated that the implementation of this Redevelopment Plan and Project will have a
minimal financial impact on most of the affected taxing districts. In fact, the action taken by the
Village to stabilize and encourage growth of its tax base through the implementation of this
Redevelopment Plan and Project will have a positive impact on the affected taxing districts by
addressing Project Area vacancies and the lag in growth (as compared to the remainder of the
Village). To the extent that such development includes residential units, and school age children
result from new community arrivals, the elementary and high school taxing districts could
potentially be affected. The Village will follow the guidelines provided by the Act to compensate
the districts at levels dictated by the precise increase in net new students pursuant to the Act.
Additionally, should the Village achieve success in attracting private investment which does
result in the demonstrated need for increased services from any other taxing district, the Village
would consider declaring sufficient TIF related surpluses, which funds are neither expended or
obligated for redevelopment activities, as provided by the Act, to assist such taxing districts in
paying the costs for any increased services. Any surplus Special Tax Allocation Funds, to the
extent any surplus exists, will be proportionately shared, based on the appropriate tax rates for a
given year, with the various taxing districts, including the Village. This will occur only after all
TIF eligible costs to satisfy any financial obligations that have incurred or expended by the Village
have been duly accounted for through administration of the Special Tax Allocation Fund to be
established by the Village as provided by the Act. The exception to this provision will be to the
extent that the Village utilizes TIF funding to assist in the redevelopment of residential units. In
such cases the Village will provide for the cost incurred by eligible school districts in the manner
prescribed by 65 ILCS Section 5/11-74.4.3(q)(7.5) of the Act.
The following taxing districts cover the proposed Project Area:
•
•
•
•
•
•
•

Cook County
Metropolitan Water Reclamation District (MWRD) of Chicago
Cook County Forest Preserve District
Township of New Trier
North Shore Mosquito Abatement Northfield
Oakton Community College District 535
New Trier High School District 203
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•
•
•
•

Kenilworth School District 38
Village of Kenilworth
Kenilworth Park District
Kenilworth Library District
1. Impact on Cook County

Cook County provides a variety of services, principally the County Court system, health, senior
and administrative services, and flooding mitigation activities. The replacement of underutilized
property with new development and redevelopment may cause a minimal increase in demand
for the services and programs provided by the County. Due to the small size of the Project Area
in relation to the overall County, services provided to residents will likely not be affected, and
the impact is anticipated to be minimal. No specific program is set forth in this Redevelopment
Plan.
2. Impact on Metropolitan Water Reclamation District (MWRD) of Chicago
The Metropolitan Water Reclamation District (MWRD) of Chicago oversees water access and
quality for communities within Cook County. The redevelopment and replacement of aging
property with new development may cause a minimal increase in demand for the services and
programs provided by Metropolitan Water Reclamation District (MWRD) of Chicago, although
the impact is not anticipated to be significant. Due to the small size of the Project Area in relation
to the overall Metropolitan Water Reclamation District (MWRD) of Chicago service area, services
provided to residents will likely not be affected, and the impact is anticipated to be minimal. No
specific program is set forth in this Redevelopment Plan.
3. Impact on Cook County Forest Preserve District
The Cook County Forest Preserve District operates and maintains forest preserves and
educational programs throughout the County. The replacement of underutilized property with
new development and redevelopment may cause a minimal increase in demand for the services
and programs provided by the County resulting from an increase in employees or residents. Due
to the small size of the Project Area in relation to the County at large, services provided to
residents will likely not be affected, and the impact is anticipated to be minimal. No program is
set forth in this Redevelopment Plan.
4. Impact on New Trier Township
New Trier Township provides a variety of services, including property assessments,
transportation services, and assistance programs. The replacement of underutilized property
with new development and redevelopment may cause a minimal increase in demand for the
services and programs provided by New Trier Township, although the impact is not anticipated
to be significant. No specific program is set forth in this Redevelopment Plan.
5. Impact on North Shore Mosquito Abatement Northfield
The North Shore Mosquito Abatement Northfield provides mosquito abatement services to
residents and businesses in the North Shore area, including the Village of Kenilworth. The
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District works to control the mosquito population and reduce the health risks associated with
mosquitos through a combination of surveillance, population controls, and public outreach and
education. Services are not likely to be affected, and any impact of the redevelopment plan on is
anticipated to be minimal. No program is set forth in this Redevelopment Plan.
6. Impact on Oakton Community College District 535
Oakton Community College District 535 provides education and training services to residents of
Kenilworth and neighboring communities. The replacement of underutilized property with new
development and redevelopment may cause a minimal increased demand for the services and
programs provided by Oakton Community College District 535, including training programs to
serve new businesses and educational services for new residents. However, the impact is
anticipated to be insignificant given the relatively small size of the Project Area in proportion to
the size of the community college district. Therefore, no specific program is set forth in this
Redevelopment Plan.
7. Impact on New Trier High School District 203
To address the potential impact on New Trier High School District 203, the TIF Act under
subsection (q) “Redevelopment Project Costs”, subsection (7.5) requires that if a redevelopment
project results in increased attendance from a project that has received TIF assistance, New Trier
High School District 203 shall be paid, from the TIF fund, the increase cost in accordance with the
method described in the Act. Therefore, no direct mitigations are set forth in the Redevelopment
Plan.
8. Impact on Kenilworth School District 38
There are no recommendations for new residential development within the Project Area as a
result of this Redevelopment Plan. To address the potential impact on Kenilworth School District
38, the TIF Act under subsection (q) “Redevelopment Project Costs”, subsection (7.5) requires that
if a redevelopment project results in increased attendance from a project that has received TIF
assistance, Kenilworth School District 38 shall be paid, from the TIF fund, the increase cost in
accordance with the method described in the Act. Therefore, no direct mitigations are set forth
in the Redevelopment Plan.
9. Impact on Village of Kenilworth
The Village of Kenilworth provides a variety of services, including police protection, tree care,
snow removal, road maintenance, water and sewer service, refuse and recycling collection, and
building and zoning services. The replacement of underutilized property with new development
and redevelopment may cause a minimal increase in demand for the services and programs
provided by the Village. As provided in the Act, a portion of Redevelopment Project Costs may
be allocated toward capital costs incurred by the Village which are made necessary by
development as described in this Redevelopment Plan. The public improvements section of this
plan and program highlight some of these anticipated capital costs.
10. Impact on Kenilworth Park District
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The Kenilworth Park District provides a variety of services, including operation and maintenance
of parks and recreational facilities throughout the Village. The replacement of underutilized
property with new development and redevelopment may cause a minimal increase in demand
for the services and programs provided by the Village resulting from an increase in employees.
Due to the current and expected uses within the Project Area, services provided to residents will
likely not be affected, and any impact is anticipated to be minimal. No program is set forth in
this Redevelopment Plan.
11. Impact on Kenilworth Library District
The Kenilworth Library District provides library services and educational programming in the
Village of Kenilworth. The replacement of underutilized property with new development and
redevelopment may cause a minimal increase in demand for the services and programs provided
by the Village. As provided in the Act, a portion of Redevelopment Project Costs may be allocated
toward capital costs incurred by the Village which are made necessary by development as
described in this Redevelopment Plan. The public improvements section of this plan and
program highlight some of these anticipated capital costs.

Findings of Need for Tax Increment Financing
On the basis of the findings contained in the Green Bay Road TIF Eligibility Report (Aappendix
A) and this Redevelopment Plan, the Kenilworth Village Board of Trustees may adopt the
following findings pursuant to Section 11-74.4-3(n) of the Act.

Project Area Not Subject to Growth
The Village finds that the Project Area on the whole is facing decline in property value,
widespread deterioration, inadequate utilities and a lack of community planning as follows:






As described in the TIF Eligibility Findings Report (see Appendix A), deterioration is
widespread in the Project Area. In particular, the Eligibility Report identifies that properties
in several blocks along Green Bay Road exhibit significant deterioration in addition to decline
in EAV since 2012.
Existing utilities serving properties in the Project Area are currently in need of replacement
or are fast approaching obsolescence. This is a consequence of age and change in use since
originally installed. While some repairs may be made independently of rehabilitation or
redevelopment of structures within the Project Area, the coordination of these efforts is in the
best interest of both the Village of Kenilworth, property owners, and potential redevelopers.
While vacancies are not widespread throughout the Project Area, current vacancies suggest
that there are improvements that could be made to increase the marketability of storefronts.
In addition, competition from e-commerce has put strain on all brick-and-mortar retail,
causing vacancies in small towns and large cities alike. While the Project Area boasts
primarily commercial uses, most are service-oriented which have different space needs than
retail businesses. Many are medical office uses, which typically exhibit longer occupancy
trends and are not seeing the same changes as commercial retail. Suites that are not optimized
for service-oriented businesses in the Project Area may continue to have difficulty
maintaining tenants. While each individual property may not exhibit these conditions, the
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Project Area as a whole is characterized by a reasonable extent and meaningful distribution
of these factors which has resulted in underutilization of this area.
The equalized assessed value (EAV) of the Project Area has decreased in three of the last five
years (available as part of Appendix A).
The Project Area was developed prior to the adoption of the Village’s first Comprehensive
Plan. The original layout of the Project Area has largely remained unchanged and has proven
to be the cause some safety and circulation concerns over time. In addition, the irregular
shape and size of some parcels is limiting given the needs and expectations of commercial
businesses today. Lastly, available parking areas were observed to be insufficient for
employees and customers.

Therefore, the Village of Kenilworth finds that the Project Area has not maintained value relative
to the commercial-retail market and shows significant signs of deterioration. Therefore, the
Project Area is not reasonably anticipated to remain competitive within the intended market
without adoption of this Redevelopment Plan.

Conformance with Comprehensive Plan
This Redevelopment Plan and Program is consistent with the community improvement goals
identified in the Village’s 2008 Comprehensive Plan.

Date of Completion
The estimated year of completion of the redevelopment projects and retirement of obligations
issued to finance redevelopment project costs is December 31, 2042 (The year after the 23rd year
from the date of adoption of the ordinance approving the Project Area).
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APPENDIX
Tax Increment Financing
Eligibility Report

Green Bay Road TIF
Village of Kenilworth, IL

Eligibility Report
April 2019

Prepared by:
Teska Associates, Inc.
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Introduction
The Village of Kenilworth was founded in the late 1800s by Joseph Sears and was incorporated
into Cook County in 1896 upon reaching 300 residents. The community was developed by the
Kenilworth Company, consisting of Mr. Sears and several associates, building homes in a
cluster east of the railroad and gradually expanding as the population increased. The
community was expressly residential, with few community facilities or commercial businesses.
That began to change as the Village annexed residential land to the west of Green Bay Road
around 1920. The new areas included residences and designated the corner of Park Avenue,
and Green Bay Road, as a commercial area. The area that forms the Project Area includes this
corner but extends along Green Bay Road to the north which was previously used for
residential structures.
As the sole commercial area within the Village of Kenilworth, a number of the buildings are
original structures and are elements of both the character and history of the community. The
proposed Tax Increment Financing District will allow the Village to encourage enhancement
and preservation of this heritage, and economic development.
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Tax Increment Financing Overview
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 determining the
eligibility of a Redevelopment Project area. A “Redevelopment Project Area” is a defined as:
“…an area designated by the municipality, which is not less in the aggregate than 1 ½ 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)).
Section 5/11-74.4-3(a) defines a “conservation area” 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 three 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: 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; or declining total
equalized assessed value.”
Determination of eligibility of the proposed Redevelopment Project Area is based on a
comparison of data gathered through field observations by Teska Associates, Inc. (Teska),
document and archival research, and information obtained from the Village of Kenilworth and
Cook County against the eligibility criteria set forth in the Act.
This report summarizes the analysis and findings of Teska’s work. Teska has prepared this
report with the understanding that the Village would rely on: (1) the findings and conclusions
of this report in proceeding with the designation of the study areas as a “Redevelopment Project
Area” under the Act; and (2) the fact that Teska has obtained the necessary information to
conclude that the study area can be designated as a “Redevelopment Project Area” in
compliance with the Act.
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Description of the Redevelopment Project Area
The Project Area includes properties along the western side of Green Bay Road, commercial
properties along Park Drive, a few adjacent residential properties along Melrose Avenue,
Wayland Avenue, and Exmoor Avenue, and railroad rights-of-way east of Green Bay Road.
In total, the Project Area includes 82 parcels, covering approximately fifteen (15) acres. There is
a total of 34 structures, most of which are office or retail uses. Only a few properties are
residential or mixed-use, with residential units on upper floors. Some properties have parking
lots, and others rely entirely on street parking to accommodate both employees and patrons.
Section 5/11-74.4-3(p) defines a “Redevelopment project area” as:
“…an area designated by the municipality, which is not less in the aggregate than 1 ½ 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.”
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Exhibit A: Proposed TIF Boundary
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Eligibility Findings
Teska Associates, Inc. conducted a field survey of every property within the Redevelopment
Project Area. Based on an inspection of the exteriors of buildings and grounds, field notes were
taken to record the condition for each parcel. This survey occurred on Thursday, August 30,
2018 with follow-up field evaluations on October 29, 2018 and March 4, 2019. Field
observations were supplemented with information provided by Village and New Trier
Township officials and online resources.
In order 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 must be
present to a meaningful extent and reasonably distributed throughout the Project Area.

Age of Buildings
There are 34 structures located with the Project Area, including principal buildings and
accessory buildings, such as garages, sheds etc. Building construction dates were provided by
the Village, confirmed during field observations of construction methods and materials and,
and from 1950 Sanborn Maps, indicating that a substantial majority (32 structures, 94%) of the
Project Area was developed prior to 1983 (35 years).
Due to this finding, the definition of ‘conservation area’ is evaluated in this Eligibility Report,
requiring ‘age of buildings’ plus three (3) additional eligibility criteria for TIF designation.
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Exhibit B: Buildings Location
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Dilapidation
Dilapidation refers to an advanced state of disrepair of buildings or improvements of the
neglect of necessary repairs, causing the building or improvement to fall into a state of decay.
At a minimum, dilapidated buildings include those with critical defects in primary structural
components (roof, bearing walls, floor structure, and foundation), building systems (heating,
ventilation, lighting and plumbing), and secondary structural components in such combination
and extent that (i) major repair is required or, (ii) the defects are so serious and so extensive that
the buildings must be removed.
Field observation of exterior building conditions within the Project Area indicate isolated
structures displaying severe structural defects. Although dilapidating primary and accessory
structures are present within the Project Area, these structures are few in number and not
widely distributed throughout the entire Project Area. Therefore, Dilapidation is not
considered to be a qualifying factor towards the eligibility of the Project Area as a ‘conservation
area’.

Obsolescence
Structures are typically built for specific uses or purposes with the design, location, height, and
space intended for a specific type of occupancy at the time of construction. Buildings become
obsolete when they contain characteristics or deficiencies, which limit their reuse and
marketability. The characteristics of obsolescence may lead to loss in value to a property
resulting from an inherent deficiency existing from poor or outdated design or layout, improper
orientation of building on site, etc., which detracts from the overall usefulness or desirability of
a property. Obsolescence in such buildings is typically difficult and expensive to correct.
Field observations within the Project Area showed structures that are functionally obsolete.
Many of the structures present in the Project Area originally designed for residential or retail
uses are used for office uses, and very few for retail. A limited number of residential structures
have been modified and adapted throughout the years for commercial uses. These buildings
are no longer suited for residential uses and have very limited marketability as adapted.
Several buildings were constructed for automobile service or sales and are not sized or
constructed in a way that they can compete with auto sales or auto service facilities found
elsewhere in the region.
While instances of both functional and economic obsolescence are present, they are not
dominant throughout the entire Project Area. Obsolescence is present to some degree within
the Project Area, but it is not present to such a degree, or distributed throughout the Project
Area, as to demonstrate a qualifying factor towards designation of the Project Area as a
‘conservation area’. They do, however, contribute to observed vacancy, deleterious land uses,
deterioration, and the finding of lack of community planning.
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Deterioration
Buildings in a state of deterioration exhibit defects, which are not easily correctable in the
course of normal maintenance. Such buildings may be classified as deteriorating or in an
advanced stage of deterioration, depending upon the degree or extent of defects. This would
include buildings with major defects in the secondary building components (e.g. doors,
windows, porches, gutters and downspouts, fascia materials, etc.) and major defects in primary
building components (e.g. foundations, walls, frames, roofs, etc.) respectively.
Field observations within the Project Area indicated that a total of 27 parcels (33%) and 24
structures (71%) show signs of deterioration. Deterioration of buildings and site improvements
are widespread and distributed throughout the entire Project Area. Common building issues
include wood and masonry displacement, deterioration from water damage, cracks in
foundation, missing or inappropriately positioned gutters or downspouts and sagging roof
structures. Common issues relating to site improvements include displacement of masonry
walls, unpaved or deteriorating alleyways and employee parking areas, deteriorating curbs,
deteriorating sidewalks and damaged fencing which exceed the level of deterioration that
would be corrected though normal maintenance.
The extent and widespread distribution of deterioration, both of buildings and site
improvements, has a negative effect upon neighboring properties. When buildings or
improvements on adjacent properties are in a declining state, a property owner has less
incentive to maintain or improve his or her own property. Deterioration contributes to vacancy,
decreased EAV, and has the potential to spread which would lead the entire Project Area to a
blighted condition.
Deterioration of buildings and site improvements is a significant contributing factor towards
designation of the Project Area and as ‘conservation area’.

Green Bay Road TIF – Redevelopment Plan & Program

33

Exhibit C: Deterioration of Parcels by Block
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Illegal Use of Structures
This factor applies to the use of structures in violation of applicable national, state, or local laws,
and not to legal, nonconforming uses. Examples of illegal uses may include, but not be limited
to the following:
•
•
•
•
•

Illegal home occupations;
Conduct of any illegal vice activities such as gambling, drug manufacture or dealing,
prostitution, sale and/or consumption of alcohol by minors;
Uses not in conformance with local zoning codes and not previously grandfathered in as
legal nonconforming uses;
Uses in violation of national, state or local environmental and occupational safety and
health regulations;
Uses involving manufacture, sale, storage or use of dangerous explosives and firearms.

Field observations did not reveal significant obvious instances of illegal uses, and no
documented cases of illegal uses were discovered. Although isolated instances of illegal uses
may be present within the Project Area, they are not widespread or distributed widely
throughout the Project Area. Therefore, illegal use of individual structures is not considered as
a qualifying factor towards designation of the Project Area as a ‘conservation area’.
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Presence of Structures Below Minimum Code Standards
Structures below minimum code standards include all structures which do not meet the
standards of zoning, subdivision, building, housing, property maintenance, fire, or other
governmental codes applicable to the property. The principal purposes of such codes are to
require buildings to be constructed in such a way as to sustain safety of loads expected from
this type of occupancy, to be safe for occupancy against fire and similar hazards, and/or
establish minimum standards essential for safe and sanitary habitation. Structures below
minimum code are characterized by defects or deficiencies, which presume to threaten health
and safety.
The Village does not conduct a regular examination of building code violations independent of
applications for building permit requests. Only a small number of building permits have been
requested and building code violations are commonly left undetected until building permits are
requested.
Field observations revealed instances of potential code violations throughout the Project Area.
The Village provided evidence of ongoing or repeat property maintenance violations for four
properties in the Project Area, three of which were constructed prior to incorporation in the
Village of Kenilworth.
The presence of structures below minimum code standards is therefore not found to be a
qualifying factor towards designation of the Project Area as a ‘conservation area’. However,
these same conditions do contribute to the finding that the lack of community planning has had
a significant impact on the use, condition and utility of property within the district
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Excessive Vacancies
Establishing the presence of this factor requires the identification and documentation of the
presence of vacant buildings and vacant portions of buildings. Excessive vacancy refers to the
presence of buildings which are unoccupied or underutilized and which represent an adverse
influence on the area because of the frequency, extent, or duration of such vacancies. It includes
properties which evidence no apparent effort directed toward their occupancy or utilization
and vacancies within buildings.
Instances of vacant and/or partially vacant commercial structures are present within the Project
Area. There is evidence that some individual structures have remained vacant for more than a
year, while others have had partial vacancies or intermittent occupancy. In several instances,
commercial buildings are currently being used for private storage without any commercial or
residential use or occupancy. However, although vacant and/or partially vacant buildings are
present within the Project Area, they are not present to such a significant degree as to be
considered as a qualifying factor towards designation of the Project Area as a ‘conservation
district’.

Lack of Ventilation, Light of Sanitary Facilities
Many older structures fail to provide adequate ventilation, light or sanitary facilities as required
by local building or housing codes. This is also a characteristic often found in illegal or
improper building conversions. The criteria used for determining the presence of this factor can
be found in local codes and ordinance, or in locally adopted national codes such as the
International Building Codes (IBC) by the International Code Council (ICC), and the Modal
Housing Code of the American Public Health Association (APHA). Lack of ventilation, light, or
sanitary facilities is presumed to adversely affect the health and building occupants, e.g.
residents, employees, or visitors.
Field observations did not reveal structures exhibiting lack of ventilation, light or sanitary
facilities that would be considered unsafe or unhealthy. Therefore, a lack of ventilation, light or
sanitary facilities is not widely distributed and does not contribute to the designation of the
Project Area as a ‘conservation area’.
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Inadequate Utilities
This factor relates to all underground and overhead utilities, including, but not limited to, storm
sewers and storm drainage, sanitary sewers, water lines, and gas, telephone and electric service,
which may be shown to be inadequate. Inadequate utilities would include those which are (i) of
insufficient capacity to serve the uses in the redevelopment project and surrounding areas, (ii)
deteriorated, antiquated, obsolete, or in disrepair or are lacking.
The Project Area includes the entire portion of Green Bay Road within the Village boundary
which was established as a result of the Village Plan for development in 1922. The following
information regarding the water and sewer infrastructure that serves properties along Green
Bay Road was provided by the Village of Kenilworth:
Water
Water infrastructure serving Green Bay Road properties is located beneath Green Bay Road, via
a six inch (6”) cast iron pipe that was installed roughly around 1922. There are fourteen (14)
valves that help control the water system on Green Bay Road and eleven (11) of the fourteen
(14) valves are the original gate valves which do not fully shut down the flow of water and leak
when turned. The valves and water main are well beyond their estimated fifty (50) year service
life and are subject to frequent and disruptive repair.
From Park Drive to Melrose Avenue, in the alley, there is a twelve-inch (12”) PVC water main
that was installed in 2015. From Melrose Avenue to Roger Avenue there is a twelve inch (12”)
cast iron pipe that was roughly installed in the early to mid-1920’s. The 2015 water main is new
and estimated to have a service life of 50 years. The cast iron pipe should be replaced or lined.
Currently there are eight (8) hydrants that feed off this system and only three (3) of those eight
(8) hydrants are capable of a 1,500 GPM flow. The pipes leading to the hydrants need to be
replaced and new hydrants installed at the same time. The flow rate through these lines is
currently below 1,000 gallons per minute, well below the target flow rate of 1,500 GPM for the
Project Area.
Sewer
Green Bay Road is served by a separated storm and sanitary sewer system. All sanitary and
storm sewers are beneath the roadway and consist of a wide array of pipe sizes, many of which
have evidenced deteriorated conditions and inadequate capacities necessitating reconstruction,
replacement and up-sizing:
1)
2)
3)
4)
5)
6)

463’ of 15” Clay Sanitary- Poor Condition
1,295’ of 12” Clay Sanitary- Poor Condition
250’ of 10” Lined Sanitary- Excellent Condition
1174’ of 6” Storm Sewer-Fair Condition
1681’ of 8” Storm Sewer- Fair Condition
120’ of 24” Lined Storm Sewer- Excellent Condition
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There are nine (9) sanitary manholes located in the middle of Green Bay Road, along with 26
catch basins and storm manholes. All 9 manholes show signs of significant infiltration and
structural wear. The manholes require relining or replacement.
Lighting
Green Bay Road has eighteen (18) aging street lights located on concrete posts in the sidewalk
along the western side. These light poles show wear at each base and require replacement.
Each light fixture is connected via direct bury wire and have a history of failure. If the cable
faults out, then conduits must be run from pole to pole. The lanterns have been updated with
LED lighting, but the pole-to-pole wiring requires replacement.
Information provided by the Village of Kenilworth documents that utilities within the Project
Area are inadequate. Infrastructure exhibits both deterioration and disrepair and is of
insufficient capacity to serve the existing and planned uses in the Project Area and surrounding
areas. The infrastructure serving the Project Area has direct connections to, and is combined
with, infrastructure serving surrounding areas.
Inadequate Utilities is a significant contributing factor towards designation of the Project Area
and as ‘conservation area’.
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Excessive Land Coverage and Overcrowding of Structures and Community Facilities
This factor may be documented by showing all instances where building coverage is excessive.
Excessive land coverage refers to the over-intensive use of property and the crowding of
buildings and accessory facilities onto a site. Problem conditions include buildings either
improperly situated on the parcel or located on parcels of inadequate size and shape in relation
to present-day standards of development for health and safety, and multiple buildings on a
single parcel. The resulting inadequate conditions include such factors as insufficient provision
for light and air, increased threat of spread of fires due to close proximity to nearby buildings,
lack of adequate or proper access to a public-right-of-way, lack of required off-street parking,
and inadequate provision for loading and service. Excessive land coverage conditions are
presumed to have an adverse or blighting effect on nearby development. This characteristic is
viewed relative to its urban context, common practice, and contemporary development
standards.
Planning for areas within the Project Area was completed after a 1922 expansion plan, however,
parcels along Green Bay Road appear to have already been subdivided and improved before
annexation. 1950 Sanborn Maps indicate that a number of parcels and buildings remain in the
same dimensions, but in some isolated instances, parcels have been further subdivided or
combined. While some of these changes have clearly occurred so as to facilitate the
development of new structures, the result is a few isolated instances of crowding of structures
and excessive land coverage of lots.
Although conditions of excessive land coverage and overcrowding of structures and
community facilities are present within the Project Area, they do not contribute to the
designation of the Project Area as a ‘conservation area’.
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Deleterious Land Use or Layout
Deleterious land uses include all instances of incompatible land-use relationships, buildings
occupied by inappropriate mixed-uses, or uses which may be considered noxious, offensive or
environmentally unsuitable.
Land Planning and Subdivision
The area that would become the Village of Kenilworth was sparsely populated the late 1890s,
but the Chicago and Milwaukee Railway (later the Union Pacific Railway) was already
constructed and acted as a draw for subsequent development of the land between the railroad
and Lake Michigan. While the orientation of the railway was southeast/northwest, Kenilworth
properties east of the railway were developed with orientations that allowed for maximum
sunshine, creating a street grid at odds with the railway and left a number of odd shaped or
triangular parcels.
The area to the west of the railway (including the Project Area) was developed with a different
orientation more compatible with the street grid of surrounding developments to the south and
west. A number of institutional uses were developed east, adjacent to the railway, thereby
mitigating the effects of irregular and triangular parcels. However, west of the railway, all
parcels were subdivided as residential lots with the exception of a few properties at the
intersection of Park Ave and Green Bay Road.
Sanborn Maps from 1950 indicate that much of the Project Area was left undeveloped even after
the Village of Kenilworth annexed properties around 1922. Thus, development within and
surrounding the Project Area occurred as a result of legacy subdivisions, and the conversion of
original buildings into different uses as the community grew.
Layout
The resulting street layout includes a number of unsignalized intersections which afford poor
visibility and increase the difficulty in navigating safely both as a driver and as a pedestrian or
cyclist. The angle at which roads meet creates, in some instances, a dangerous condition for
making turns onto Green Bay Road. In particular, the following issues have arisen due to the
street layout:
•

•

•

The intersection of Roger Avenue and Sterling Road at Green Bay Road is not a right
angle. While both roads provide access to Green Bay Road, the intersection of the three
roads is confusing to navigate and has resulted in automobile collision.
The building on 644 Green Bay Road was originally residential though it has been used
commercially for some time. The property itself is also known as 643 Exmoor Road and
has entrances both via Exmoor and via Green Bay Road. As a residential use, vehicle
access is only available via Exmoor.
Lots originally intended and used for residential buildings on shallow lots, separated
from adjacent residential uses by a public alley, have been converted to commercial
uses. The alley is now used for both vehicular access, delivery and parking, and it abuts
the back of single-family residential uses without room for buffer or transition.

Green Bay Road TIF – Redevelopment Plan & Program

41

Lot Size
The Project Area was primarily subdivided as residential lots; therefore, the lot sizes are not
only incompatible with the size and scale of commercial businesses today, but the layout of
businesses and roadways is insufficient to provide adequate parking for both employees and
customers. Customers are limited to street parking and field observations indicated that
alleyways are used to access parking areas, for deliveries, and for employees (and potentially
customers) and are over-crowded.
Deleterious Land Use
The Village of Kenilworth later zoned all parcels along Green Bay Road commercial, which
included some residential properties that had already been developed. Within the Project Area
there are mixed-use buildings, residential, commercial and railroad uses. Historically,
properties in the Project Area included automotive repair and sales and dry cleaning. While
automotive repair is no longer an active use in the Project Area, there are two dry cleaning
businesses in operation today. As will be further discussed, such uses are known to create
environmental health hazards and specific historic evidence was found regarding
environmental contamination. Adjacent to the Project Area are residential homes, separated
only by an alleyway from commercial businesses.
Given this proximity, residential homes are subject to increased noise, increased automobile
movement in alleyways, and environmental hazards resulting from operations. There are
instances of mixed-uses (commercial and residential), but they are not inappropriate, noxious,
offensive, or environmentally unsuitable.
Deleterious land use or layout is present and widely distributed throughout the Project Area
and is considered as a contributing factor toward the finding of lack of community planning.
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Lack of Community Planning
Lack of community planning may be a significant factor if the proposed Project Area developed
prior to or without the benefit or guidance of a community plan. This means that no
community plan existed, or it was considered inadequate, and/or was vitally ignored during
the time of the area’s development. Lack of planning may be documented by establishing the
date of adoption of the Village’s Comprehensive Plan (or other plans which may be relevant)
and determining whether the area developed before or after that date. This finding may be
amplified by other evidence which shows the deleterious results of the lack of community
planning, including cross-referencing other factors cited in the eligibility findings, such as
adverse or incompatible land use relationships, inadequate street layout, improper subdivision,
and parcels of inadequate size and shape to meet contemporary development standards.
Community Plans
The Village’s first Comprehensive Plan was adopted on January 14, 2008. Prior to this
Comprehensive Plan, development within the Village of Kenilworth was guided by a series of
maps, primarily focused on the development of annexed land. A small part of the Project Area
was included in the 1922 Village Plan for expanded development while others were simply
rezoned in the late 1920s from residential to business uses.
While the Village Plan of 1922 specifically intended to create a Business District at the corner of
Green Bay Road and Park Drive, development within the Project Area had already been started
as residential development. Sanborn Maps of the North Shore areas of Cook County first
created in 1938 and updated through 1950 indicate that within the Project Area, very little
development had occurred along Green Bay Road by 1950. The few structures that had been
built were primarily residential. Many of the buildings remain today but have been adapted for
other uses. Their location along Green Bay Road, which is now a fully developed corridor, has
clearly influenced these conversions.
The 2008 Comprehensive Plan includes planning directives specifically for the Project Area.
The Comprehensive Plan details the physical condition of structures as of August 2006 and
provides recommendations for maintenance and repair to ensure the vitality and integrity of
structures within the Project Area.
Street Layout
The Project Area includes properties along Green Bay Road and intersecting streets, including
Park Drive, Melrose Avenue, Wayland Avenue, and Exmoor Road. The street layout in the
Project Area is a result of the construction of the railroad which runs parallel to Green Bay
Road. A lack of coordinated community planning contributed to deleterious layout of parcels
and necessitated the subdivision of parcels incongruent with parcel subdivision surrounding
the Project Area. This layout created intersections which are inherently difficult to navigate
safely due to poor visibility and unexpected intersection layouts which can be confusing, both
for drivers and pedestrians. It also induced lot sizes that are, in many instances, too shallow to
attract desirable retail businesses, affording no space available for off street parking.
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The intersection of Green Bay Road, Sterling Road and Roger Avenue in particular, is
dangerous and does not allow drivers or cyclists sufficient visibility to safely join Green Bay
Road from either roadway, in either direction of travel.
Parking
While alleyways within the Project Area provide adequate access for passage, they are currently
being used to access employee parking areas for many businesses within the Project Area. Field
observations indicate that parking areas accessed by the alleyways are insufficient for the
number of employees at several businesses.
Lack of community planning, evidenced by the lack of a Comprehensive Plan before
development, the obsolescence of structures and community facilities throughout development,
inadequate utilities and street layout including inadequate parking facilities are widespread
and distributed throughout the Project Area and is considered a significant contributing factor
towards designation of the Project Area as a ‘conservation area’.
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Exhibit D: 1950 Sanborn Map, 101
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Exhibit E: 1950 Sanborn Map, 102
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Environmental Remediation Costs Impeding Development
This factor may be documented by determining if any requirements by the Illinois
Environmental Protection Agency (IEPA), the United States Environmental Protection Agency
(EPA), or any study conducted by a recognized independent expert consultant has resulted in
the need to incur remediation costs for a site that have resulted in impeding further site
redevelopment.
The need for environmental clean-up of sites within the project area is both an eligibility
condition and an eligible cost of a TIF district. Where the proposed redevelopment project area
has incurred Illinois Environmental Protection Agency or United States Environmental
Protection Agency remediation costs for, or a study conducted by an independent consultant
recognized as having expertise in environmental remediation has determined a need for, the
clean-up of hazardous waste, hazardous substances, or underground storage tanks required by
State or Federal law, provided that the remediation costs constitute a material impediment to
the development or redevelopment of the redevelopment project area.
No comprehensive survey of environmental conditions within the corridor exists, however
copies of site specific Phase 1 and Phase 2 environmental assessment reports prepared by
Benchmark Environmental Services (an independent consultant recognized as having expertise
in environmental remediation) in 2006 found evidence of significant sub-surface soil and
groundwater contamination due to leaking underground fuel storage tanks, in-ground
mechanical hoist equipment, and migration of contamination from a dry-cleaning plant. On site
mitigation of contaminated soil exceeded the purchase price of the property and did not include
the mitigation of contaminants on adjacent property.
Although there are other existing and past uses of properties within the study area that are
associated with potential environmental contamination, including automobile repair,
automobile storage, underground storage tanks, and dry-cleaning establishments, no additional
documented evidence is available from local, state or US EPA were found.
The documented existence of sub-surface contamination, with documented significant clean-up
costs, and the existence of probable additional contamination constitute a material impediment
to the development or redevelopment of the redevelopment project area. Although conditions
of environmental remediation needs are known to be present within the Project Area and
contribute to the designation of the Project Area as a ‘conservation area’, they are documented
to be a minor contributor to eligibility.
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Decline in Equalized Assessed Value
This factor can be cited if the total equalized assessed value of the Project Area has declined for
3 of the last 5 calendar years in which information is available, or is increasing at an annual rate
that is less than the balance of the municipality for 3 of the last 5 calendar years for which
information is available, or is increasing at an annual rate that is less that the Consumer Price
Index for All Urban Consumers published by the United States Department of Labor or
successor agency for 3 of the last 5 Calendar years for which information is available.
Exhibit F: Equalized Assessed Values of Project Area
Project
Area EAV
% Change

2012

2013

2014

2015

2016

2017

$12,356,628

$11,060,083
-10.49%

$10,916,301
-1.30%

$10,708,087
-1.91%

$12,249,978
14.40%

$12,908,771
5.38%

As shown in the table above, the aggregate equalized assessed value (EAV) of all parcels within
the Project Area decreased in 3 of the past 5 years.
Based on the documented decreasing equalized assessed value of property within the Project
Area over the previous 5 years, the decline in the equalized assessed value is a contributing
factor towards designation of the Project Area as a ‘conservation area’.
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Conclusion
Based on the findings contained herein, the Project Area as a whole qualifies as a ‘conservation
area’ in accordance with the criteria established in the Act, based on the predominance of
buildings within the Project Area being older than 35 years in age, and the documented extent
of parcels exhibiting characteristics of the following major contributing factors:
1.
2.
3.
4.

Deterioration
Inadequate Utilities
Lack of Community Planning
Decline in Equalized Assessed Value

Each of these factors contributes significantly to the eligibility of the Project Area as a
‘conservation 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.
In addition, the documented extent of parcels exhibiting characteristics of the following factors
contribute to the overall eligibility of the Project Area:
1. Obsolescence
2. Deleterious Land Use or Layout
3. Environmental Remediation
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