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Final Official Statement Dated May 16, 2017 
 

Interest on the Bonds is includible in gross income of the owners thereof for federal income tax purposes.  Interest on the Bonds is not exempt from 
present State of Illinois income taxes.  See “TAX MATTERS” herein for a more complete discussion 

 
$20,190,000 

VILLAGE OF VERNON HILLS 
Lake County, Illinois 

Taxable General Obligation Bonds, Series 2017 

Dated Date of Delivery                                 Book-Entry     Due Serially March 30, as shown below 

 The $20,190,000 Taxable General Obligation Bonds, Series 2017 (the “Bonds”), are being issued by the Village of Vernon Hills, Lake County, Illinois 
(the “Village”).  Interest is payable semiannually on March 30 and September 30 of each year, commencing March 30, 2018.  Interest is calculated based on a 360-
day year of twelve 30-day months.  The Bonds will be issued using a book-entry system.  The Depository Trust Company (“DTC”), New York, New York, will act 
as securities depository for the Bonds.  The ownership of one fully registered Bond for each maturity will be registered in the name of Cede & Co., as nominee for 
DTC and no physical delivery of Bonds will be made to purchasers. So long as DTC or its nominee is the owner of the Bonds, principal and interest on the Bonds 
will be paid directly to DTC by The Bank of New York Mellon Trust Company, National Association, Chicago, Illinois, as paying agent and bond registrar.  The 
Bonds will mature on March 30 in the following years and amounts: 
 

AMOUNTS, MATURITIES, INTEREST RATES, YIELDS AND CUSIP NUMBERS(1) 

 

Principal   Due Interest    CUSIP    Principal   Due Interest    CUSIP 

  Amount  March 30   Rates   Yield  Number(1)    Amount   March 30   Rates   Yield  Number(1)   

$  945,000 ......  2021  2.000%  2.000% 924488 JZ3 $1,125,000 .......  2028  3.100%  3.100% 924488 KG3 

   965,000 ......  2022  2.150%  2.150% 924488 KA6  1,160,000 .......  2029  3.200%  3.200% 924488 KH1 

   985,000 ......  2023  2.350%  2.350% 924488 KB4  1,195,000 .......  2030  3.300%  3.300% 924488 KJ7 

 1,005,000 ......  2024  2.550%  2.550% 924488 KC2  1,235,000 .......  2031  3.400%  3.400% 924488 KK4 

 1,035,000 ......  2025  2.700%  2.700% 924488 KD0  1,275,000 .......  2032  3.500%  3.500% 924488 KL2 

 1,060,000 ......  2026  2.850%  2.850% 924488 KE8  1,320,000 .......  2033  3.600%  3.600% 924488 KM0 

 1,090,000 ......  2027  3.000%  3.000% 924488 KF5  1,370,000 .......  2034  3.700%  3.700% 924488 KN8 

 

$4,425,000 ..... 3.900% Term Bonds due March 30, 2037; Yield 3.900%; CUSIP Number 924488 KR9 

 
The Bonds due on March 30, 2037 are subject to mandatory sinking fund redemption as described in this Official Statement.  For further details see 

“THE BONDS - Mandatory Redemption” herein. 
 

OPTIONAL REDEMPTION 
 
The Bonds due March 30, 2021-2022, inclusive, are not subject to redemption prior to maturity.  The Bonds due March 30, 2023-2037, inclusive, are 

callable in whole or in part on any date on or after March 30, 2022, at a price of par and accrued interest.  See “THE BONDS - Optional Redemption” herein. 
 

PURPOSE, LEGALITY AND SECURITY 
 
The proceeds of the Bonds will be used to (i) finance redevelopment costs within the Mellody Farm TIF District (as defined herein), (ii) pay interest on 

the Bonds through and including March 30, 2020, and (iii) pay the costs of issuing the Bonds.  See “THE PLAN OF FINANCE” herein. 
 
In the opinion of Chapman and Cutler LLP, Chicago, Illinois, Bond Counsel, the Bonds are valid and legally binding upon the Village and are payable 

from any funds of the Village legally available for such purpose, and all taxable property in the Village is subject to the levy of taxes to pay the same without 
limitation as to rate or amount, except that the rights of the owners of the Bonds and the enforceability of the Bonds may be limited by bankruptcy, insolvency, 
moratorium, reorganization and other similar laws affecting creditors’ rights and by equitable principles, whether considered at law or in equity, including the 
exercise of judicial discretion.  See “THE BONDS – Security” herein. 

 
This Final Official Statement is dated May 16, 2017, and has been prepared under the authority of the Village.  An electronic copy of this Final Official 

Statement is available from the www.speerfinancial.com web site under “Debt Auction Center/Official Statements Sales Calendars/Competitive”.  Additional copies 
may be obtained from Ms. Nikki Larson, Finance Director, Village of Vernon Hills, 290 Evergreen Drive, Vernon Hills, Illinois  60061, or from the Municipal 
Advisor to the Village: 

 

 
 

(1) CUSIP numbers appearing in this Final Official Statement have been provided by the CUSIP Service Bureau, which is managed on behalf of the American Bankers Association by S&P Capital IQ, a part of 
McGraw Hill Financial Inc.  The Village is not responsible for the selection of CUSIP numbers and makes no representation as to their correctness on the Bonds or as set forth on the cover of this Final Official 
Statement. 
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(i) 

 
No dealer, broker, salesman or other person has been authorized by the Village to give any information or to 

make any representations other than those contained in this Official Statement in connection with the offering described 
herein and, if given or made, such other information or representations must not be relied upon as having been 
authorized by the Village.  This Official Statement does not constitute an offer to sell or the solicitation of an offer to 
buy any securities other than the Bonds, nor shall there be any offer to sell or solicitation of an offer to buy the Bonds 
by any person in any jurisdiction in which it is unlawful for such person to make such offer, solicitation or sale.  This 
Official Statement is submitted in connection with the sale of the securities described in it and may not be reproduced or 
used, in whole or in part, for any other purposes.  Certain information contained in the Official Statement may have 
been obtained from sources other than records of the Village and, while believed to be reliable, is not guaranteed as to 
completeness.  THE INFORMATION AND EXPRESSIONS OF OPINION IN THIS OFFICIAL STATEMENT ARE 
SUBJECT TO CHANGE WITHOUT NOTICE, AND NEITHER THE DELIVERY OF THIS OFFICIAL 
STATEMENT NOR ANY SALE MADE HEREUNDER SHALL CREATE ANY IMPLICATION THAT THERE 
HAS BEEN NO CHANGE IN THE AFFAIRS OF THE VILLAGE SINCE THE DATE HEREOF.  The information 
contained in this Official Statement concerning DTC has been obtained from DTC. 

 
This Final Official Statement should be considered in its entirety and no one factor considered more or less 

important than any other by reason of its position in this Final Official Statement. References herein to laws, rules, 
regulations, ordinances, resolutions, agreements, reports and other documents do not purport to be comprehensive or 
definitive.  All references to such documents are qualified in their entirety by reference to the particular document, the 
full text of which may contain qualifications of and exceptions to statements made herein.  Where full texts have not 
been included as appendices to the Final Official Statement they will be furnished on request. 

 
Any statements made in this Final Official Statement, including the Exhibits and Appendices, involving matters 

of opinion or estimates, whether or not so expressly stated, are set forth as such and not as representations of fact, and 
no representation is made that any of such estimates will be realized. This Final Official Statement contains “forward-
looking statements” that are based upon the Village’s current expectations and its projections about future events.  
When used in this Final Official Statement, the words “project,” “estimate,” “intend,” “expect,” “scheduled,” “pro-
forma” and similar words identify forward-looking statements.  Forward-looking statements are subject to known and 
unknown risks, uncertainties and factors that are outside of the control of the Village.  Actual results could differ 
materially from those contemplated by the forward-looking statements.  Readers are cautioned not to place undue 
reliance on these forward-looking statements, which speak only as of the date hereof.  Neither the Village nor any other 
party plans to issue any updates or revisions to these forward-looking statements based on future events. 

 
IN CONNECTION WITH THE OFFERING, THE UNDERWRITER MAY OVERALLOT OR EFFECT TRANSACTIONS 

WHICH STABILIZE OR MAINTAIN THE MARKET PRICE OF THE SECURITIES OFFERED HEREBY AT A LEVEL ABOVE 
THAT WHICH MIGHT OTHERWISE PREVAIL IN THE OPEN MARKET.  SUCH STABILIZING, IF COMMENCED, MAY BE 
DISCONTINUED AT ANY TIME. 

 
THESE SECURITIES HAVE NOT BEEN APPROVED OR DISAPPROVED BY THE SECURITIES AND EXCHANGE 

COMMISSION OR ANY STATE SECURITIES COMMISSION NOR HAS THE SECURITIES AND EXCHANGE COMMISSION OR 
ANY STATE SECURITIES COMMISSION PASSED UPON THE ACCURACY OR ADEQUACY OF THIS FINAL OFFICIAL 
STATEMENT.  ANY REPRESENTATION TO THE CONTRARY IS A CRIMINAL OFFENSE. 

 



 

(ii) 
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BOND ISSUE SUMMARY 
 
 This Bond Issue Summary is expressly qualified by the entire Final Official Statement, which is provided for the 
convenience of potential investors and which should be reviewed in their entirety by potential investors. 
  
Issuer: Village of Vernon Hills, Lake County, Illinois (the “Village”). 
 
Issue: $20,190,000 Taxable General Obligation Bonds, Series 2017 (the “Bonds”). 
 
Dated Date: Date of delivery. 
 
Delivery: The Bonds are expected to be delivered on or about June 1, 2017. 
 
Interest Due: Each March 30 and September 30, commencing March 30, 2018. 
 
Principal or Mandatory 
 Redemption Due: Each March 30, commencing March 30, 2021, through March 30, 2034, and March 30, 2037 

as detailed on the front page of this Final Official Statement. 
 
Optional Redemption: The Bonds maturing on or after March 30, 2023, are callable in whole or in part on any date 

on or after March 30, 2022, at a price of par and accrued interest.  See “THE BONDS - 
Optional Redemption” herein. 

 
Mandatory Redemption: The Bonds due March 30, 2037, are subject to mandatory sinking fund redemption as detailed 

in “THE BONDS - Mandatory Redemption” herein. 
 
Authorization: The Bonds are being issued pursuant to the home-rule powers of the Village under Section 6, 

Article VII of the 1970 Constitution of the State of Illinois and a bond ordinance to be adopted 
by the President and Board of Trustees of the Village on May 16, 2017. 

 
Security: The Bonds are valid and legally binding upon the Village and are payable from any funds of 

the Village legally available for such purpose, and all taxable property in the Village is subject 
to the levy of taxes to pay the same without limitation as to rate or amount.  See “THE 
BONDS – Security” herein. 

 
Investment Rating: The Bonds have been rated AAA (Stable Outlook) from S&P Global Ratings, New York, 

New York.  See “INVESTMENT RATING” herein. 
 
Purpose: The proceeds of the Bonds will be used to (i) finance redevelopment costs within the Mellody 

Farm TIF District (as defined herein), (ii) pay interest on the Bonds up to and including 
March 30, 2020, and (iii) pay the costs of issuing the Bonds.  See “THE PLAN OF 
FINANCE” herein. 

 
Tax Treatment: Interest on the Bonds is includible in gross income of the owners thereof for federal income 

tax purposes.  Interest on the Bonds is not exempt from present State of Illinois income taxes. 
 
Bond Registrar/Paying Agent: The Bank of New York Mellon Trust Company, National Association, Chicago, Illinois. 
 
Book-Entry Form: The Bonds will be registered in the name of Cede & Co. as nominee for The Depository Trust 

Company (“DTC”), New York, New York.  DTC will act as securities depository of the 
Bonds.  See APPENDIX B herein. 

 
Denomination: $5,000 or integral multiples thereof. 
 
Municipal Advisor: Speer Financial, Inc., Chicago, Illinois. 
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THE BONDS 
 
Authorization 
 

The Taxable General Obligation Bonds, Series 2017 (the “Bonds”), are being issued pursuant to the home-rule 
powers of the Village of Vernon Hills, Lake County, Illinois (the “Village”), under Section 6, Article VII of the 1970 
Constitution of the State of Illinois.  The Bonds are authorized to be issued pursuant to a bond ordinance adopted by the 
President and Board of Trustees of the Village (the “Board”) on the 16th day of May, 2017 (the “Bond Ordinance”). 
 
 
Security 

 
The Bonds are valid and legally binding upon the Village and are payable from any funds of the Village legally 

available for such purpose, and all taxable property of the Village is subject to the levy of taxes to pay the same without 
limitation as to rate or amount.  The Bond Ordinance provides for the levy of ad valorem taxes (the “Pledged Taxes”), 
unlimited as to rate or amount, upon all taxable property within the Village in amounts sufficient to pay, as and when 
due, all principal of and interest on the Bonds.  The Bond Ordinance will be filed with the County Clerk of The County 
of Lake, Illinois (the “County Clerk”), and will serve as authorization to the County Clerk to extend and collect the 
property taxes as set forth in the Bond Ordinance. 
 

The Board presently intends to utilize available incremental taxes derived from the Mellody Farm TIF District 
(as hereinafter defined) pursuant to the TIF Act (as hereinafter defined) (the “Incremental Taxes”), along with such 
other funds of the Village as be necessary and on hand from time to time and lawfully available for such purpose 
(collectively, the “TIF Funds”), to pay the principal of and interest on the Bonds issued for the hereinafter defined 
Village Financed Projects (excluding the portion to be paid from capitalized interest on the Bonds) and to abate the 
Pledged Taxes accordingly, to the extent such Incremental Taxes in the Mellody Farm TIF Fund are lawfully permitted 
to be used for such purpose. 
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In the Bond Ordinance, the Village completely reserves the authority to issue future obligations without limit 

having such lien or pledge on the TIF Funds as the Board may determine, the Bonds having no express lien or pledge 
on the Incremental Taxes or the other TIF Funds; provided, however, that if Incremental Taxes are available and may 
lawfully be used for such purpose, the Treasurer of the Village will, without further order or direction, in each year, 
allocate such Incremental Taxes to the fund established under the Bond Ordinance for the payment of the principal of 
and interest on the Bonds (the “Bond Fund”).  Further, whenever other funds from any lawful source are determined 
by the Village to be available to pay any principal of or interest on the Bonds to enable the abatement of the Pledged 
Taxes, the Board may direct the deposit of such funds into the Bond Fund.  Upon the deposit of TIF Funds or other 
lawfully available moneys in the Bond Fund, the Village will file such documents with the County Clerk as necessary to 
effect a corresponding abatement of Pledged Taxes. 
 

 
Redemption 
 

Optional Redemption.  The Bonds due on March 30, 2021, and March 30, 2022, are not subject to redemption 
prior to maturity.  The Bonds due on or after March 30, 2023, are subject to redemption prior to maturity at the option 
of the Village as a whole or in part in integral multiples of $5,000 in any order of their maturity as determined by the 
Village (less than all of the Bonds of a single maturity to be selected by The Bank of New York Mellon Trust 
Company, National Association, Chicago, Illinois, as bond registrar and paying agent for the Bonds (the “Bond 
Registrar”)), on March 30, 2022, and on any date thereafter, at the redemption price of par plus accrued interest to the 
redemption date. 

 
Mandatory Redemption.  The Bonds maturing on March 30, 2037, are subject to mandatory redemption, in part 

by lot, on March 30, 2035-2036, consisting of sinking fund payments at redemption prices equal to the principal 
amounts as set forth below: 
 

Year Principal Amount 
2035.......................  $1,420,000 
2036.......................  1,475,000 

 
 The final principal amount of the Bonds maturing on March 30, 2037, is $1,530,000. 
 

The principal amounts of Bonds to be mandatorily redeemed in each year may be reduced through the earlier 
optional redemption thereof, with any partial optional redemptions of such Bonds credited against future mandatory 
redemption requirements in such order of the mandatory redemption dates as the Village may determine.  In addition, 
on or prior to the 60th day preceding any mandatory redemption date, the Bond Registrar may, and if directed by the 
Village shall, purchase Bonds required to be retired on such mandatory redemption date.  Any such Bonds so purchased 
shall be cancelled and the principal amount thereof shall be credited against the mandatory redemption required on such 
next mandatory redemption date. 

 
General Redemption Provisions.  The Village will, at least 45 days prior to any optional redemption date 

(unless a shorter time period shall be satisfactory to the Bond Registrar), notify the Bond Registrar of such redemption 
date and of the principal amount and maturity or maturities of Bonds to be redeemed.  For purposes of any redemption 
of less than all of the outstanding Bonds of a single maturity, the particular Bonds or portions of Bonds to be redeemed 
shall be selected by lot by the Bond Registrar from the Bonds of such maturity by such method of lottery as the Bond 
Registrar shall deem fair and appropriate (except when the Bonds are held in a book-entry system, in which case the 
selection of Bonds to be redeemed will be made in accordance with procedures established by The Depository Trust 
Company, New York, New York (“DTC”), or any other book-entry depository); provided that such lottery shall 
provide for the selection for redemption of Bonds or portions thereof in principal amounts of $5,000 and integral 
multiples thereof. 
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Unless waived by any holder of Bonds to be redeemed, notice of the call for any redemption will be given by 
the Bond Registrar on behalf of the Village by mailing the redemption notice by first-class mail at least 30 days and not 
more than 60 days prior to the date fixed for redemption to each registered owner of the Bonds to be redeemed at the 
address shown on the Bond Register or at such other address as is furnished in writing by such registered owner to the 
Bond Registrar.  The Bond Registrar will give notice of redemption, identifying the Bonds (or portions thereof) to be 
redeemed, by mailing a copy of the redemption notice by first class mail not less than thirty (30) days nor more than 
sixty (60) days prior to the date fixed for redemption to the registered owner of each Bond (or portion thereof) to be 
redeemed at the address shown on the Bond Register or at such other address as is furnished in writing by such 
registered owner to the Bond Registrar. 

 
Unless moneys sufficient to pay the redemption price of the Bonds to be redeemed at the option of the Village 

are received by the Bond Registrar prior to the giving of such notice of redemption, such notice may, at the option of 
the Village, state that said redemption will be conditional upon the receipt of such moneys by the Bond Registrar on or 
prior to the date fixed for redemption.  If such moneys are not received, such notice will be of no force and effect, the 
Village will not redeem such Bonds, and the Bond Registrar will give notice, in the same manner in which the notice of 
redemption has been given, that such moneys were not so received and that such Bonds will not be redeemed.  
Otherwise, prior to any redemption date, the Village will deposit with the Bond Registrar an amount of money 
sufficient to pay the redemption price of all the Bonds or portions of Bonds which are to be redeemed on that date. 
 

Subject to the provisions for a conditional redemption described above, notice of redemption having been given 
as described above and in the Bond Ordinance, and notwithstanding failure to receive such notice, the Bonds or 
portions of Bonds so to be redeemed will, on the redemption date, become due and payable at the redemption price 
therein specified, and from and after such date (unless the Village shall default in the payment of the redemption price) 
such Bonds or portions of Bonds shall cease to bear interest.  Upon surrender of such Bonds for redemption in 
accordance with said notice, such Bonds will be paid by the Bond Registrar at the redemption price. 
 
 
Defeasance Obligations 

 
Any Bond or Bonds (a) which are paid and cancelled, (b) which have matured and for which sufficient sums 

been deposited with the Bond Registrar to pay all principal and interest due thereon, or (c) (i) for which sufficient funds 
and Defeasance Obligations have been deposited with the Bond Registrar or similar institution to pay, taking into 
account investment earnings on such obligations, all principal of and interest on such Bond or Bonds when due at 
maturity, pursuant to an irrevocable escrow or trust agreement, (ii) accompanied by an opinion of bond counsel as to 
compliance with the covenants with respect to such Bonds, and (iii) accompanied by an express declaration of 
defeasance by the Board; shall cease to have any lien on or right to receive or be paid from the Pledged Taxes and shall 
no longer have the benefits of any covenant for the registered owners of outstanding Bonds as set forth in the Bond 
Ordinance as such relates to lien and security of the outstanding Bonds.  All covenants relative to the payment, 
registration, transfer, and exchange of the Bonds are expressly continued for all Bonds whether outstanding Bonds or 
not.  For purposes of this section, “Defeasance Obligations” means (a) non-callable, non-redeemable, direct and 
general full faith and credit obligations of the United States Treasury (“Directs”), (b) certificates of participation or 
trust receipts in trusts comprised wholly of Directs or (c) other non-callable, non-redeemable, obligations 
unconditionally guaranteed as to timely payment by the United States Treasury. 
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PLAN OF FINANCE 
 

The proceeds of the Bonds will be used to (i) finance redevelopment costs within the Milwaukee 
Avenue/Townline Road Tax Increment Financing District (commonly known, and referred to herein, as the “Mellody 
Farm TIF District”), including, but not limited to, land acquisition, public road improvements, off-site public 
improvements, site preparation costs and improvements and other eligible costs (the “Village Financed Projects”) as 
provided in the Tax Increment Allocation Redevelopment Act, as amended (the “TIF Act”), (ii) pay interest on the 
Bonds through March 30, 2020, and (iii) pay the costs of issuing the Bonds. 

 
 

The Mellody Farm TIF District and the Redevelopment Project 
 
The Village created the Mellody Farm TIF District for the purpose of developing a 54-acre parcel of property 

located at the northeast corner of Milwaukee Avenue and Townline Road in the Village (the “Redevelopment Project 
Area”).  The Village is redeveloping the Redevelopment Project Area in accordance with the eligibility study and report 
entitled “Village of Vernon Hills TIF Redevelopment Plan Milwaukee Avenue/Townline Road Redevelopment Project 
Area” (the “Redevelopment Plan”) prepared by Kane, McKenna and Associates, Inc.  The Board approved the 
Redevelopment Plan, designated the Redevelopment Project Area as a redevelopment project area under the TIF Act, 
and adopted tax increment allocation financing for the Redevelopment Project Area pursuant to separate ordinances 
adopted at the Board’s January 10, 2017 meeting, thereby creating the Mellody Farm TIF District for the 
Redevelopment Project Area.  The Village will file the ordinance adopting tax increment allocation financing with the 
County Clerk in May 2017 and, as such, the base equalized assessed valuation (“EAV”) of the Mellody Farm TIF 
District will be the EAV for the 2016 levy year. 

 
Pursuant to the Redevelopment Plan, the Village entered into a Redevelopment Agreement (the 

“Redevelopment Agreement”) with Mellody Farm LLC (the “Retail Developer”) and Mellody Farm Residential 
Partners LLC (the “Residential Developer” and, together with the Retail Developer, the “Developers”) for the purpose 
of completing redevelopment projects within the Mellody Farm TIF District.  The Redevelopment Agreement provides 
for (i) the Retail Developer to develop a retail center consisting of approximately 275,000 square feet of 
retail/commercial space, including improvements to the site thereof (consisting of, among other things, internal 
roadways, sidewalks, sanitary sewer lines, water lines, storm sewer lines, utilities, parking lots and landscaping (“On-
Site Improvements”)) (the “Retail Project”), and (ii) the Residential Developer to develop approximately 260 executive 
apartments, including related On-Site Improvements (the “Residential Project” and, together with the Retail Project, the 
“Redevelopment Project”). 

 
The Redevelopment Project commenced construction in April 2017 and is expected to be complete in Fall 2018.  

As of the date hereof, the Retail Developer has secured lease agreements with Whole Foods, Nordstrom Rack, REI, 
HomeGoods and Café Zupas for space in the structures comprising the Retail Project.  The Village Financed Projects 
consist of the subset of the Redevelopment Projects that constitute eligible expenditures of TIF moneys pursuant to the 
TIF Act which will be funded as described below. 

 
 

Allocation of Costs of the Redevelopment Project 
 
 The Redevelopment Project is expected to cost approximately $200 million.  Pursuant to the Redevelopment 
Agreement, the Village is required to pay $20 million (the “Village Funds”) to the Retail Developer as part of the 
development of the Retail Project.  Such amounts will be used to reimburse the Retail Developer for the costs of the 
Village Financed Projects. 
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 The Redevelopment Agreement provides that the Village must pay the Village Funds to the Retail Developer in 
two parts:  the “Initial Funding” and the “Final Funding.”  The Initial Funding, in the amount of $18 million, is to be 
made available to the Retail Developer for the reimbursement of TIF Act-eligible expenses upon the satisfaction of 
several conditions (the “Funding Conditions”) set forth in the Redevelopment Agreement.  The Funding Conditions 
consist, in part and in summary form, of the following:  (i) the Developers acquiring the property on which the 
Redevelopment Project is to be constructed (the “Property”); (ii) the Developers each confirming that there have been 
no recent changes in their financial condition which would adversely impact their ability to acquire the Property or 
construct the Redevelopment Project; (iii) the Retail Developer presenting the Village with an executed lease of not less 
than 42,000 square feet with Whole Foods; (iv) the Retail Developer having leased 50% of the leasable space in the 
Retail Project, including leases with four anchor tenants (as defined in the Redevelopment Agreement); (v) the Retail 
Developer having provided for payment of certain water and sewer connection fees; (vi) the Illinois Department of 
Transportation approving an intersection designation study as set forth in the Redevelopment Agreement; (vii) the Retail 
Developer obtaining necessary permits from the Illinois Environmental Protection Agency; (viii) the Retail Developer 
entering into at least one contract for On-Site Improvements; (ix) the Residential Developer entering into at least one 
contract for the construction of the Residential Project; (x) the Retail Developer providing the Village with estimates of 
the costs of the On-Site Improvements; (xi) the Residential Developer securing certain consents to assignment from its 
architects, engineers and general contractor regarding default on the Residential Project by the Residential Developer; 
(xii) the Residential Developer receiving a binding commitment from its lender; (xiii) the Retail Developer providing 
the Village with a budget for certain off-site improvements and each of the Developers providing the Village an 
opportunity to review a budget and scope of work document for the Retail Project and the Residential Project, 
respectively, and (xiv) the Retail Developer executing the Retail Guaranty (as hereinafter defined) and the Residential 
Developer executing the Residential Guaranty (as hereinafter defined).  The Final Funding, in the amount of $2 million, 
will occur in two equal parts following the completion of the structures required by the Redevelopment Agreement on 
two separate Retail Outlots (as defined in the Redevelopment Agreement). 
 
 The Village expects to pay the Initial Funding with the proceeds of the Bonds and the Final Funding from funds 
of the Village on hand and lawfully available for such purpose.   
 
 

Developer Guaranty 
 
 The Redevelopment Agreement provides for separate construction guarantees by the Retail Developer (the 
“Retail Guaranty”) and the Residential Developer (the “Residential Guaranty”).  The Retail Guaranty provides that, if 
the Retail Developer fails to satisfy its construction obligations and achieve substantial completion (each as described in 
the Redevelopment Agreement) by the date that is four years after the date on which the Village makes the Initial 
Funding (the “Guaranty Date”), Regency Centers, L.P. agrees to pay liquidated damages to the Village in the amount 
of $25 million, subject to the terms set forth in the Retail Guaranty.  The Residential Guaranty provides that, if the 
Residential Developer fails to satisfy its construction obligation and achieve substantial completion by the Guaranty 
Date or defaults on its loan, then the guarantors under the Residential Guaranty are required to reimburse such lender 
for all costs and expenses incurred by the lender for taking possession or control of, and completing, the Residential 
Project, as required by the Redevelopment Agreement. 
 
 

Future Intentions of the Village Regarding the Bonds 
 
 The Village presently intends to refund the Bonds following the expiration of the Retail Guaranty with the 
proceeds of tax-exempt bonds.  Should the Retail Guaranty become effective pursuant to the Redevelopment 
Agreement, the Village presently expects that it would use the liquidated damages provided for thereunder to redeem 
the Bonds. 
 
 

Availability of the Redevelopment Agreement 
 
 Portions of this section are a summary of certain provisions of the Redevelopment Agreement, which is 
available upon request from the Village. 
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SOURCES AND USES 

 

Sources of Funds: 

Par Amount of Bonds .................................. $20,190,000.00 

  Total Sources ...................................... $20,190,000.00 

 

Uses of Funds: 

Total Underwriter's Discount (1.000%) ................ $   201,900.00 

Costs of Issuance ....................................     153,000.00 

Deposit to Capitalized Interest (CIF) Fund ...........   1,834,504.28 

Deposit to Project Construction Fund .................  18,000,000.00 

Rounding Amount ......................................         595.72 

  Total Uses ......................................... $20,190,000.00 

 
 

RISK FACTORS 
 
 The purchase of the Bonds involves certain investment risks.  Accordingly, each prospective purchaser of the 
Bonds should make an independent evaluation of the entirety of the information presented in this Final Official 
Statement and its appendices and exhibits in order to make an informed investment decision.  Certain of the investment 
risks are described below.  The following statements, however, should not be considered a complete description of all 
risks to be considered in the decision to purchase the Bonds, nor should the order of the presentation of such risks be 
construed to reflect the relative importance of the various risks.  There can be no assurance that other risk factors are 
not material or will not become material in the future. 
 
 
Risk Related to the Incremental Taxes 
 
 As described above, the Village intends to abate the Pledged Taxes and pay debt service on the Bonds from the 
Incremental Taxes or other lawfully available funds of the Village.  The amount of Incremental Taxes received by the 
Village is contingent on a variety of factors beyond the control of the Village.  Any of such factors could result in the 
Village receiving less Incremental Taxes than anticipated.  The Village cannot predict what impact these factors may 
have on the Incremental Taxes it receives, nor can the Village predict whether laws altering or eliminating the ability of 
the Village to receive Incremental Taxes or affecting the amount of Incremental Taxes will be enacted in the future.  
Enactment of any such law may have a material adverse effect on the Incremental Taxes received by the Village.  If the 
Incremental Taxes received by the Village are insufficient to pay debt service on the Bonds and the Village does not 
extend the Pledged Taxes, the use by the Village of other lawfully available funds to make such debt service payments 
may adversely affect the amount of revenues on hand to fund the operations of the Village. 
 
 
Construction Risks 
 
 There are potential risks that could affect the completion of the Redevelopment Project and, particularly, the 
Village Financed Project.  While preliminary costs have been projected, not all of the construction contracts have been 
let.  No assurance can be given that the cost of completing the Redevelopment Project will not exceed available funds, 
though the maximum dollar amount committed by the Village to the Redevelopment Project has been fixed by the 
Redevelopment Agreement.  See “PLAN OF FINANCE – Developer Guaranty” herein.  Completion of the 
Redevelopment Project involves many risks common to large construction projects such as shortages or delays in the 
availability of materials and labor, work stoppages, labor disputes, contractual disputes with contractors or suppliers, 
weather interferences, construction accidents, delays in obtaining legal approvals, unforeseen engineering, 
archeological or environmental problems and unanticipated cost increases, any of which could give rise to significant 
delays or cost overruns.  See “PLAN OF FINANCE - Developer Guaranty” for information regarding the 
construction guaranty with the Developers, and the liquidated damages clause in the Redevelopment Agreement that 
protects the Village in the event the Retail Developer does not substantially complete the Retail Project within four 
years. 
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Finances of the State of Illinois 
 
 The State of Illinois (the “State”) has experienced adverse fiscal conditions resulting in significant shortfalls 
between the State’s general fund revenues and spending demands.  In addition, the underfunding of the State’s pension 
systems has contributed to the State’s poor financial health.  The State has also been operating since July 1, 2015, 
without a fully enacted budget for the fiscal year ending June 30, 2016 (“Fiscal Year 2016”), and has not enacted a 
budget for the fiscal year ending June 30, 2017 (“Fiscal Year 2017”).  Certain Fiscal Year 2016 appropriations, 
however, were enacted, including the approval of spending for elementary and secondary education, and other certain 
Fiscal Year 2016 spending occurred through statutory transfers, statutory continuing appropriations, court orders and 
consent decrees. 
 
 With respect to Fiscal Year 2017 spending for purposes other than education, the General Assembly approved 
a stopgap six-month budget, which authorized spending through December 31, 2016.  Nonetheless, even with this 
partial-year budget, there continues to be delays in payments of bills and the State’s backlog of unpaid bills continues 
to grow. 
 
 The State’s general fiscal condition, the underfunding of the State’s pension systems and the State’s continuing 
budget impasse have materially adversely affected the State’s financial condition and may result in decreased or 
delayed State appropriations to the Village. 
 
 The Village cannot predict the effect the State’s ongoing financial problems may have on the Village’s future 
finances. 
 
 
Local Economy 
 
 The financial health of the Village is in part dependent on the strength of the local economy.  Many factors 
affect the local economy, including rates of employment and economic growth and the level of residential and 
commercial development.  It is not possible to predict to what extent any changes in economic conditions, demographic 
characteristics, population or commercial and industrial activity will occur and what impact such changes would have 
on the finances of the Village. 
 
 
Impact of Future Pension Costs 
 
 As described under “EMPLOYEE RETIREMENT AND OTHER POST-EMPLOYMENT BENEFIT 
OBLIGATIONS” below, the Village participates in a Police Pension Fund (as hereinafter defined) which is a single-
employer, defined benefit pension plan providing retirement benefits to the Village’s sworn police personnel.  As of 
April 30, 2016, the date of the most recent actuarial valuation for the Police Pension Fund, the Police Pension Fund 
had a ratio of Fiduciary Net Position (as hereinafter defined) to Total Pension Liability (as hereinafter defined) of 
60.44%. 
 
 The Pension Code (as hereinafter defined) requires that the unfunded liabilities of the Police Pension Fund be 
amortized over a closed period such that the ratio of the assets to the liabilities of the Police Pension Fund equals 90% 
by 2040.  As a result, and subject to a variety of factors including, but not limited to, investment returns, future 
contributions and changes in actuarial assumptions, the amortization of the Police Pension Fund’s unfunded liabilities 
may increase the amount the Village is required pay to the Police Pension Fund in any given year as the Village 
approaches the statutory funding target in 2040.  Such an increase may, in the absence of an increase in revenues by the 
Village, impact the amount of funds the Village has available to fund its operations in the future. 
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Loss or Change of Bond Rating 
 
 The Bonds have received a credit rating from S&P Global Ratings, New York, New York (“S&P”).  The 
rating can be changed or withdrawn at any time for reasons both under and outside the Village’s control.  Any change, 
withdrawal or combination thereof could adversely affect the ability of investors to sell the Bonds or may affect the 
price at which they can be sold. 
 
 
Secondary Market for the Bonds 
 
 No assurance can be given that a secondary market will develop for the purchase and sale of the Bonds or, if a 
secondary market exists, that such Bonds can be sold for any particular price.  The Underwriter (as hereinafter 
defined) is not obligated to engage in secondary market trading or to repurchase any of the Bonds at the request of the 
owners thereof. 
 
 Prices of the Bonds as traded in the secondary market are subject to adjustment upward and downward in 
response to changes in the credit markets and other prevailing circumstances.  No guarantee exists as to the future 
market value of the Bonds.  Such market value could be substantially different from the original purchase price. 
 
 
Continuing Disclosure 
 

A failure by the Village to comply with the Undertaking for continuing disclosure (see “CONTINUING 
DISCLOSURE” and “THE UNDERTAKING” herein) will not constitute an event of default on the Bonds.  Any 
such failure must be reported in accordance with Rule 15c2-12 (the “Rule”) adopted by the Securities and Exchange 
Commission (the “Commission”) under the Securities Exchange Act of 1934, as amended, and may adversely affect 
the transferability and liquidity of the Bonds and their market price. 

 
 
Suitability of Investment 
 
 The interest rate borne by the Bonds is intended to compensate the investor for assuming the risk of investing 
in the Bonds.  Each prospective investor should carefully examine the Final Official Statement and its own financial 
condition to make a judgment as to its ability to bear the economic risk of such an investment, and whether or not the 
Bonds are an appropriate investment for such investor. 
 
 
Future Changes in Laws 
 
 Various state and federal laws, regulations and constitutional provisions apply to the Village and to the Bonds.  
The Village can give no assurance that there will not be a change in, interpretation of, or addition to such applicable 
laws, provisions and regulations which would have a material effect, either directly or indirectly, on the Village, or 
the taxing authority of the Village.  For example, many elements of local government finance, including the issuance 
of debt and the levy of property taxes, are controlled by state government.  Future actions of the State may affect the 
overall financial conditions of the Village, the taxable value of property within the Village, and the ability of the 
Village to levy property taxes or collect revenues for its ongoing operations. 
 
 
Bankruptcy 
 
 The rights and remedies of the Bondholders may be limited by and are subject to the provisions of federal 
bankruptcy laws, to other laws or equitable principles that may affect the enforcement of creditors’ rights, to the 
exercise of judicial discretion in appropriate cases and to limitations on legal remedies against local governments.  The 
various opinions of counsel to be delivered with respect to the Bonds will be similarly qualified. 
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THE VILLAGE 

 
General Information 
 
 The Village, incorporated in 1958 and encompassing an area of 7.7 square miles, is located in central Lake 
County (the “County”) approximately 35 miles north of downtown Chicago.  The Village is contiguous with or within a 
three mile radius of Libertyville, Mundelein, Buffalo Grove, Indian Creek, Long Grove, Mettawa, Lincolnshire, and 
Lake Forest. The latter four communities are among the wealthiest in the Chicago metropolitan area in terms of per 
capita income.  According to the 2010 census, the population of the Village is 25,113, qualifying it as a home rule unit 
under the Illinois Constitution. 
 
 The Village is governed by a Village President and a six member Board of Trustees, elected for staggered four 
year terms.  Operations of the Village are the responsibility of the Village Manager, who oversees some 103 full-time 
employees and 19 part-time employees.  The Village has 42 sworn police officers.  Each of the Village’s (i) police 
officers and sergeants and (ii) telecommunication personnel are represented by a respective union affiliated with the 
Fraternal Order of Police, the contracts for which expire in 2019.  Other employees are not represented by a bargaining 
unit. 
 
 The Village has experienced ongoing development over the past five years.  The recent growth has been in both 
housing and commercial development.  Several major properties are as discussed in the section entitled "ECONOMIC 
DEVELOPMENT."  Existing retail activity permits the Village to support its services substantially with sales taxes; no 
property taxes are currently being levied for the operation of the Village. 
 
 The most significant growth in population occurred between 1970 and 1980 when the Village's population, as 
reported by the Bureau of the Census, increased from 1,056 to 9,827 or 830.5%.  The 1990 population of 15,319 rose 
at a more moderate rate of 55.9% over 1980.  A special census in 1994 had the Village's population at 18,032.  The 
2000 census had the Village’s population at 20,120 or 31.3% over 1990 and a special census conducted in 2005 had the 
Village’s population at 24,021.  The 2010 census had the Village’s population at 25,113, a 24.8% increase over 2000.  
The Village provides a variety of basic services to its residents while other governments provide other services.  
Primary services provided by the Village are: police, street maintenance, building inspection and general administrative 
services.  The Village owns and operates a nine-hole golf course.  It also owns an 18 hole golf course which was built 
by and is operated by Par Development for a 25 year period.  The lease has some profit sharing and early buyout 
provisions. The Village provides community events such as concerts and festivals at an Arbortheater owned and 
operated by the Village.  It also owns the Vernon Hills Athletic Complex and operates it in conjunction with the Vernon 
Hills Park District (the “Park District”).  Water and sewer services are provided by the County.  The Village receives 
Lake Michigan water from the Central Lake County Joint Action Water Agency through the County.  Refuse collection 
is handled privately but licensed by the Village.  Fire protection services are provided by the Countryside Fire 
Protection District and Lincolnshire Riverwoods Fire Protection District.  The Park District provides recreational 
facilities and programming in addition to the Village's nine-hole golf course. 
 
 
Transportation 
 
 Village residents have easy access to Interstate 94 (Chicago-Milwaukee Tollway), and accordingly, have access 
to Chicago's O'Hare Airport, Milwaukee's Mitchell Airport, and downtown Chicago. 
 
 
Education 
 
 The Village is served by School District Numbers 73, 76, 96 and 103 providing elementary education.  High 
School District Numbers 120, 125 and 128 provide secondary education for Village residents.  Local schools enroll 
approximately 19,900 pupils.  Local schools employ approximately 2,400.  Community College District No. 532 (the 
College of Lake County), located in Grayslake, with approximate enrollment of approximately 18,000 full and part 
time students offers two year certificates and degree programs.  In addition, higher education facilities are available to 
Village residents in the many public and private colleges and universities in the Chicago Metropolitan area. 
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SOCIOECONOMIC INFORMATION 
 

 The following statistics pertain to the Village with additional comparisons with the County and the State. 
 

 The combination of good transportation, proximity to an affluent and well educated population, along with 
effective planning, has made the Village one of the more desirable areas for development in the Chicago metropolitan 
area.  The Village is a major employment center, as well as a major center for retail shopping. 
 

 The Village has 3.9 million square feet of retail space. The most significant component of that retail space is 
the Hawthorn Center (the “Mall”), which was completed in 1974 and subsequently expanded. The Center Mall has 
1.30 million square feet of leasable retail space and is anchored by Sears, Carson Pirie Scott & Co., J.C. Pennys and 
Macy’s. In 2014 a Dave and Busters, Maggiano’s Little Italy and Smashburger opened up in converted space in the 
Mall. A 65,000 square foot 12 screen, digital state of the art AMC Theatre opened in the Mall in April 2015. The 
203,000 square foot Hawthorn Hills Square opened in 1986. Hawthorn Hills Square completed redevelopment efforts in 
2010 which brought Dick’s Sporting Goods and PetSmart. In 1988, the 29,000 square foot Rivertree Center opened. 
Rivertree includes Best Buy, Office Depot, and T.J. Maxx. The 297,000 square foot Townline Commons, which was 
completed in 1990, is anchored by Toys R Us and Walmart and, following a 2017 redevelopment, contains the 28,000 
square foot Bob’s Furniture. The Marketplace Shopping Center, which opened in 1994 is anchored by an 111,000 
square foot Home Depot, and a 198,000 square foot redevelopment completed in 2005 which brought the Village Bed 
Bath and Beyond, Ashley Furniture, Joanne’s Fabrics and DSW (Discount Shoe Warehouse). A 2011 renovation of the 
Marketplace added the 110,000 square foot Steinhafels Furniture Store. In 2008, the 206,000 square foot Shoppe’s at 
Gregg’s Landing opened, bringing the Village Lowe’s and Staples. Additionally, in June 2011, a 70,000 square foot 
Mariano’s Fresh Market opened in this shopping center. AAA Car Care Center opened in the Shoppe’s at Gregg’s 
Landing in 2014 and work has begun on Menard’s. In addition, the Village has other smaller shopping centers 
including the 70,000 square foot Aspen Point Shopping Center that includes Walgreen’s Drug Store, Buffalo Wild 
Wings and Chili’s, and the 99,000 square foot Hawthorn Commons anchored by a 45,000 square foot Hobby Lobby. 
Freestanding retail includes Super Target (170,000 square feet), Sam’s Club (128,000 square feet), Kohl’s (87,000 
square feet), Sports Authority (45,000 square feet), Babies R Us (37,000 square feet), and Walter E. Smithe Furniture 
(37,000 square feet). 
 

 Prior to 1986, few office buildings were located in the Village, with the exception of Rust-Oleum Corp. 
international headquarters. In 1986, Van Vlssingen and Company began development in the Village of a 320-acre office 
and light-manufacturing park known as Corporate Woods. According to Crains, Corporate Woods is the 15th largest 
industrial park in the Chicago region. Among the largest buildings in Corporate Woods are the 130,000 square foot 
Richard Wolf Medical Instrument Corporation building, 235,000 square foot Mitsubishi building and the 161,000 
square foot Z.F. Industries building. In 2009, a Lifetime Fitness facility opened in Corporate Woods. 
 

 In 1988, Prentiss/Copley began development of another office/industrial park, a 600 acre development known 
as Continental Executive Parke. It includes the 260,000 square foot Cole Parmer building and the 200,000 square foot 
Baxter Credit Union building. In July of 1997, the mail order, warehouse and corporate facility for CDW opened in 
Continental Executive Parke. The original facility was 224,000 square feet and cost $10.6 million. CDW has 
subsequently become a Fortune 1000 Company. It continued its expansion with a $5 million new facility including a 
child care facility and an employee fitness center. In calendar year 2000, CDW opened a new facility in the Village 
containing over 200,000 square feet. In 2016, a 126,000 square foot online consignment facility for ThredUp opened in 
Continental Executive Parke, adding over 200 job opportunities to the area. 
 

 Adjacent to the Continental Executive Parke is the 70 acre American Hotel Register site. It consists of a 
258,000 square foot original American Hotel Register headquarters building, which was followed by a 201,000 square 
foot American Hotel Register distribution center. The Village has other office building development outside of the large 
office parks, including office building and small parks built by Hamilton Partners and Trammel Crow. The Village has 
branches of US Bank, PNC Bank, Bank of America, First American Bank, Fifth Third Bank, American Charter Bank, 
JPMorgan Chase Bank, Citibank, MB Financial Bank and the Wintrust Bank and Trust. A second PNC Bank is located 
in the Village’s existing tax increment financing district (the “Existing TIF District”). The Village has four hotels: the 
148 unit Hotel Indigo, the 119 unit Holiday Inn Express, the 124-unit Homestead Village and the 128-unit Extended 
Stay America. 
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 According to the 2010 Census, the Village has 9,956 housing units. In 1988, the Village annexed the Cuneo 
Estate, which was a 1,200-acre track of previously undeveloped land.  It is zoned to include retail, office park and 
residential components.  The residential and golf course component of this development is called Gregg’s Landing.  
Currently, of the 2,100 homes are approved for the development, as of April 30, 2017, 1,949 were constructed or 
permitted for construction.  An additional 128 single family homes have also been granted preliminary approval for 
construction with anticipated construction in late 2017 and 2018.  The development includes an 18-hole golf course 
built on 320 acres of land donated by developers to the Village.  The Village negotiated with Par Development to build 
and operate the golf course, which is owned by the Village.  The course began operation in 1998 and the lease 
agreement calls for the lease to terminate on December 31, 2024. 
 
 

ECONOMIC DEVELOPMENT 
 

 With 3.9 million square feet of retail space, retail has long been a vital economic component of the Village.  
The most significant retail space in the Village is the Mall.  In order to encourage Westfield to bring Dave and Busters, 
AMC Theatre and restaurants to the Mall, the Village entered into a ten-year agreement to provide $10 million 
(discounted at 6%) of sales tax rebates to the Mall.  The rebate amounts to all the non-home rule sales tax (the base 
1%) generated by the non-anchor stores located in the Mall.  The rebate became effective for sales generated after May 
31, 2015 based on the completion of the AMC Theatre.  The loss of revenue from the rebate is being addressed through 
the imposition of a quarter percent home rule sales tax that went into effect on January 1, 2015.  Besides compensating 
for the lost revenue from the incentive agreement, the revenues generated by the home rules sales tax may provide 
funding for capital projects.  The AMC Theatre has also increased the Village’s tax base for its Amusement Tax (as 
hereinafter defined). 
 

 Many of the Village’s other economic incentives are in response to the 2008-2011 economic down turn, which 
created significant vacancies in many of the Village’s retail centers.  During 2008 and 2009 important stores in the 
203,000 square foot Hawthorn Hills Square, including Linen’s & Things and Wick’s Furniture, closed.  These closings 
contributed to bringing that shopping center’s vacancy rate to 57%.  That amounted to 116,000 square feet of vacant 
space.  The loss of Linen’s & Things and Wick’s threatened the survival of Hawthorn Square.  In order to assist 
Hawthorn Square’s developers, an economic incentive agreement was offered to Chase Development, which succeeded 
in bringing a 52,000 square foot Dick’s Sporting Goods to the Village and to Hawthorn Hills Square.  Dick’s opened in 
early September of 2010.  The 20 year agreement has 70% of the new sales tax rebated to the property owner in the 
first five year period, 60% in the second five year period, 40% in the third five year period and 30% in the final five 
year period.  The agreement ends once Kimco (Chase’s assignee) reaches $1.17 million net present value (discounted at 
6%) target is met, or at the end of twenty years, whichever occurs first.  A major Marketplace loss occurred in early 
2009 with the closing of the 110,000 square foot Home Expo store.  In FY2010-11, Steinhafels, the leading furniture 
store in Wisconsin, decided to look at the Home Expo site for its first expansion into the Chicago area.  In order to 
encourage a high quality upgrade of the Home Expo site, the Village agreed to a seven year sales tax sharing 
agreement, where Steinhafels receives 40% of the sales tax generated for the Village in the first four years and then 
41% in the last three years, except that if a net present value of $600,000 (discounted at 5%) is reached first, the 
agreement ends at that time.  Steinhafels opened in August of 2011.  Townline Commons’ Walmart is currently 
working with Mundelein regarding relocation.  At Rivertree Court, during 2010, the Rivertree Movie Theatre closed.  
The Village provided Inland, the owners of the center, with a sales tax incentive to renovate the theatre and dilapidated 
parking lot in order to bring a 50,000 square foot Gordman’s store to the Village.  The incentive agreement provides 
Inland 75% of sales tax generated for ten years unless the $385,000 net present value (discounted at 5%) target is 
realized sooner.  The store opened in 2011, but has recently announced its plans to close.  The Village is in discussions 
with a potential tenant to fill the vacancy to be left by Gordman’s. 
 

 In order to assist in bringing a desirable development to a vacant property at the Shoppe’s at Gregg’s Landing, 
the Village provided Bradford Development with an incentive to bring Mariano’s Fresh Market to the Village.  
Mariano’s is a high end grocery store owned by Roundy’s, a Wisconsin based grocery.  In order to assist the developer 
with land costs to enable their bringing Mariano’s to the Village offered the developer 37% of the sales tax generated 
for fifteen years or until $955,000 net present value (discounted at 5%) is realized, whichever occurs first.  The 70,000 
square foot Mariano’s opened in June of 2011, and due to the success of the grocer, the economic incentive agreement 
limit has already been paid in full.   In addition, a 287,000 square foot Menard’s is currently under construction and a 
5,700 square foot Chase Bank has been approved for construction on the outlot of the Menard’s site. 
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 A previous economic incentive agreement with CDW was replaced with a new economic incentive agreement in 
December of 2014.  The agreement is in effect through December of 2029 and provides for the rebating of sales tax.  It 
has a maximum rebate level of 56.3%, which is applicable as long as their Gross Receipts in the Village at least 
$200,000,000 annually in sales tax from CDW.   If sales tax receipts fall between $65,000,000 and $200,000,000, the 
rebate is 35%. Between $50,000,000 and $65,000,000, the rebate is 20% and below $50,000,000 there is no rebate. 
 
 In 2016 the Oaks of Vernon Hills was completed.  The project includes 256 luxury apartments, 48 townhouse 
units, 32 executive style apartments and a club house. 
 
 The Existing TIF District is being developed in partnership with the College of Lake County, and two 
developers: Opus North and VHTC.  The district was formed in order to develop the area of the Village near the 
intersection of Routes 45 and 21.  The area was difficult to develop because of the multiplicity of land owners and 
because of traffic flow obstacles.  Despite set-backs during the 2008-2009 downturn, the Existing TIF District has made 
substantial progress. For calendar year 2009, the Existing TIF District had a $3,645,858 incremental assessed valuation 
and a $236,288 tax extension.  By 2014 the incremental assessed valuation had increased to $13,414,039 and the 
extension increased to $1,281,333.  In the Opus North development, two 66 unit condominium buildings were approved 
for this site, of which one has been built with 66 units-all of which either sold or rented.  Opus North was also 
approved for a total of 47 town home units, of which 20 units were originally constructed.  In the VHTC part of the 
development a Starbuck’s and a Roti’s Mediterranean Grill opened during FY2008-09.  During FY2009-10, VHTC 
completed a six story mixed use building with 84 one and two bedroom luxury apartments, underground parking and 
10,000 square feet of retail.  A PNC Bank opened in 2011 on the VHTC site.  In 2011 and 2012 a 15,000 square foot 
retail building south of PNC opened.  The building includes a Tom and Eddie’s Restaurant and a dance studio, a Real 
Urban BBQ restaurant, a Halstead Deli, a Yogen Fruz and a Beer Market.  In 2015, Chitown Development purchased 
the remaining two parcels on the property and constructed the remaining 27 townhomes and presented the Village with 
a proposal for a six story apartment building with 80 dwelling units.  This building is proposed for the portion of the 
TIF previously being developed by Opus North. 
 
 As described above under “PLAN OF FINANCE”, the Village is currently undertaking the Redevelopment 
Project for the purpose of redeveloping the Mellody Farm TIF District. 
 
 The Village has four hotels:  the 148-unit Amerisuites, the 119-unit Hawthorn Suites, the 124-unit Homestead 
Village and the 128-unit Extended Stay America.  A 5% Hotel Motel Tax was extended on these facilities on October 
1, 1999. 
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Employment 
 

Following are lists of large employers located in the Village and in the surrounding area. 
 

Major Village Employers(1) 
 

  Approximate 

Name Product/Service Employment  

Westfield Hawthorn ................................. Regional Shopping Mall ..............................................   2,500  

American Hotel Register Co. ........................ Hotel Hospitality Supply Sales and Distribution .....................   400  

Mitsubishi Electric Automation, Inc. ............... Relays and Industrial Controls Corporate Headquarters ...............   400  

CDW Computer Centers, Inc. ......................... Computer Sales Headquarters .........................................   350  

Mercer Human Resource Consulting ................... Business Consulting .................................................   340  

ZF Service North America, LLC ...................... Automotive and Marine Transmissions .................................   325  

Cole-Palmer Instrument Co. ......................... Laboratory Instruments Distribution .................................   300  

Becton Dickinson ................................... Surgical Instrument Distribution ....................................   300  

ETA hand2mind ...................................... Wholesaler of K-12 Teaching Resources ...............................   200  

Richard Wolf Medical Instruments Corp. ............. Medical Instruments and Accessories .................................   200  

ThredUp ............................................ Online Consignment Facility .........................................   200  

Rust-Oleum Corp. ................................... Corporate Headquarters and Coatings, Paints and Rust Preventatives ..   180  

Overture Premiums & Promotions, LLC ................ Promotional Products ................................................   150  

 

Note: (1) Source:  2017 Illinois Manufacturers Directory, 2017 Illinois Services Directory and selective telephone survey. 

 
 
 

Major Area Employers(1) 
 

   Approximate 

Location Name Product/Service Employment  

North Chicago . Great Lakes Training Center ................ Military .....................................................   11,000(2) 

Gurnee ........ Gurnee Mills ............................... Shopping Center ..............................................   5,000  

Gurnee ........ Six Flags Great America .................... Amusement Park ...............................................   4,550(3) 

Multiple ...... Medline Industries, Inc. ................... Surgical and Medical Instruments..............................   3,900(4) 

North Chicago . AbbVie, Inc. ............................... Pharmaceutical Products Headquarters ..........................   3,400  

Waukegan ...... Lake County ................................ Government ...................................................   3,055(5) 

Riverwoods .... Discover Financial Services, LLC ........... Company Headquarters and Financial Services ...................   3,000  

Deerfield ..... Walgreen Co. ............................... Drug Stores Corporate Headquarters............................   2,500  

Multiple ...... Baxter Healthcare Corp. .................... Medical and Hospital Equipment ...............................   2,450  

Libertyville .. Advocate Condell Medical Center ............ Hospital .....................................................   2,200  

Lake Forest ... W.W. Grainger Co., Inc. .................... Industrial Machinery Corporate Headquarters ...................   2,031  

Grayslake ..... College of Lake County ..................... Community College ............................................   1,818  

Buffalo Grove . Siemens Building Technologies .............. Building Control Systems Corporate Headquarters ...............   1,800  

Barrington .... Advocate Good Shepherd Hospital ............ Hospital Care ................................................   1,700  

Lake Forest ... Northwestern Lake Forest Hospital .......... Hospital .....................................................   1,600  

Multiple ...... Cardinal Health ............................ Hospital Supply and Equipment Distribution Corporate Headquarters  1,540(6) 

Deerfield ..... Takeda Pharmaceuticals U.S.A. Inc. ......... Pharmaceutical Products Headquarters ..........................   1,400  

Lake Forest ... Hospira, Inc. .............................. Medical Infusion Systems .....................................   1,350  

 

Notes: (1) Source:  2017 Illinois Manufacturers Directory, 2017 Illinois Services Directory and a selective telephone survey. 

 (2) Civilian and military personnel. 

 (3) Includes 1,900 in Round Lake and 2,650 in Deerfield. 

 (4) Includes 3,000 in Mundelein and 900 in Waukegan. 

 (5) The County employs a total of 2,701 full-time and 354 part-time budget positions for a total of 3,055 budgeted 

positions, of which approximately 2,000 are employed in Waukegan. 

 (6) Includes 1,200 in McGaw Park and 340 in Waukegan. 
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The following tables show employment by industry and by occupation for the Village, the County and the State 
as reported by the U.S. Census Bureau 2011-2015 American Community Survey 5-year estimated values. 
 

Employment By Industry(1) 
 

     The Village       The County       The State  

Classification Number  Percent  Number  Percent   Number   Percent  

Agriculture, Forestry, Fishing and Hunting, and Mining .......  10  0.1%  856  0.3%  64,380  1.1% 

Construction .................................................  321  2.4%  16,494  4.9%  313,232  5.1% 

Manufacturing ................................................  1,910  14.2%  54,669  16.1%  765,301  12.6% 

Wholesale Trade ..............................................  653  4.9%  14,885  4.4%  184,522  3.0% 

Retail Trade .................................................  1,738  12.9%  39,821  11.7%  668,523  11.0% 

Transportation and Warehousing, and Utilities ................  509  3.8%  11,921  3.5%  358,122  5.9% 

Information ..................................................  291  2.2%  6,492  1.9%  123,286  2.0% 

Finance and Insurance, and Real Estate 

 and Rental and Leasing ......................................  1,384  10.3%  26,916  7.9%  446,219  7.3% 

Professional, Scientific, and Management, Administrative, 

 and Waste Management Services ...............................  2,016  15.0%  46,588  13.7%  695,791  11.4% 

Educational Services and Health Care and Social Assistance ...  2,560  19.1%  65,163  19.2%  1,396,976  23.0% 

Arts, Entertainment and Recreation and Accommodation 

 and Food Services ...........................................  1,206  9.0%  31,016  9.2%  551,219  9.1% 

Other Services, Except Public Administration .................  617  4.6%  14,326  4.2%  288,602  4.7% 

Public Administration ........................................     220    1.6%   9,812    2.9%   230,053    3.8% 

  Total ......................................................  13,435  100.0% 338,959  100.0% 6,086,226  100.0% 

 

Note: (1) Source:  U.S. Bureau of the Census, American Community Survey 5-year estimates 2011 to 2015. 

 

Employment By Occupation(1) 
 

      The Village       The County       The State  

Classification Number Percent  Number  Percent   Number  Percent  

Management, Business, Science, and Art .......................  6,905  51.4% 142,158  41.9% 2,241,849  36.8% 

Service ......................................................  1,670  12.4% 51,931  15.3% 1,057,682  17.4% 

Sales and Office .............................................  3,561  26.5% 86,415  25.5% 1,493,597  24.5% 

Natural Resources, Construction, and Maintenance .............  345  2.6% 20,244  6.0% 444,435  7.3% 

Production, Transportation, and Material Moving  .............     954    7.1%  38,211   11.3%   848,663   13.9% 

  Total ......................................................  13,435  100.0% 338,959  100.0% 6,086,226  100.0% 

 

Note: (1) Source:  U.S. Bureau of the Census, American Community Survey 5-year estimates 2011 to 2015. 
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Unemployment rates for the Village are well below the County and the State levels, as shown below.   

 
Annual Average Unemployment Rates(1) 

 

Calendar   The  The    The  

  Year   Village County State 

2008 ............................  6.2% 6.7% 6.5% 

2009 ............................  9.3% 9.8% 10.1% 

2010 ............................  10.0% 10.5% 10.3% 

2011 ............................  7.1% 9.4% 9.7% 

2012 ............................  6.6% 8.8% 8.9% 

2013 ............................  6.6% 8.7% 9.2% 

2014 ............................  5.2% 6.5% 7.1% 

2015 ............................  3.9% 4.8% 5.9% 

2016 ............................  4.3% 5.2% 5.9% 

2017(2) .........................  4.9% 6.9% 6.5% 

 

Notes: (1) Source:  Illinois Department of Employment Security. 

 (2) Preliminary rates for the month of January 2017. 

 
 

Housing 
 

The U.S. Census Bureau 5-year estimated values reported that the median value of the Village’s owner-
occupied homes was $318,900.  This compares to $245,300 for the County and $173,800 for the State.  The following 
table represents the five year average market value of specified owner-occupied units for the Village, the County and 
the State at the time of the 2011-2015 American Community Survey. 

 
Home Values(1) 

 

     The Village       The County       The State  

Value Number Percent  Number  Percent   Number   Percent  

Under $50,000 ......................  119  1.8% 6,656  3.7% 240,110  7.6% 

$50,000 to $99,999 .................  357  5.3% 14,881  8.3% 518,898  16.3% 

$100,000 to $149,999 ...............  916  13.7% 23,958  13.3% 533,593  16.8% 

$150,000 to $199,999 ...............  725  10.8% 27,259  15.2% 527,923  16.6% 

$200,000 to $299,999 ...............  926  13.8% 35,313  19.6% 648,006  20.4% 

$300,000 to $499,999 ...............  2,326  34.7% 37,866  21.1% 473,931  14.9% 

$500,000 to $999,999 ...............  1,269  18.9% 27,235  15.1% 188,536  5.9% 

$1,000,000 or more .................     72    1.1%   6,617    3.7%    46,708    1.5% 

  Total ............................  6,710  100.0% 179,785  100.0% 3,177,705  100.0% 

 

Note: (1) Source:  U.S. Bureau of the Census, American Community Survey 5-year estimates 2011 to 2015. 

 
 

Mortgage Status(1) 
 

     The Village       The County        The State  

 Number Percent  Number  Percent   Number   Percent  

Housing Units with a Mortgage ......  5,215  77.7% 131,085  72.9% 2,104,166  66.2% 

Housing Units Without a Mortgage ...  1,495   22.3%  48,700   27.1% 1,073,539   33.8% 

  Total ............................  6,710  100.0% 179,785  100.0% 3,177,705  100.0% 

 

Note: (1) Source:  U.S. Bureau of the Census, American Community Survey 5-year estimates 2011 to 2015. 
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Income 
 

Per Capita Personal Income 
for the Highest Income Counties in the State(1) 

 

Rank  2011-2015 

1 ...................... DuPage County ...............  $39,336  

2 ..................... The County ..................   39,299  

3 ...................... McHenry County ..............   33,735  

4 ...................... Monroe County ...............   32,889  

5 ...................... Piatt County ................   32,724  

6 ...................... Will County .................   31,310  

7 ...................... McLean County ...............   31,305  

8 ...................... Kane County .................   31,056  

9 ...................... Kendall County ..............   31,053  

10 ..................... Sangamon County .............   31,024  

11 ..................... Cook County .................   31,013 

 

Note: (1) Source:  U.S. Bureau of the Census.  2011-2015 

American Community 5-Year Estimates. 

 

 The following shows the median family income for counties in the Chicago metropolitan area. 
 

Ranking of Median Family Income(1) 
 

Ill. Family  Ill. 

County Income  Rank 

DuPage County ............. $96,751  1 

The County ................ 93,668  2 

Kendall County ............  91,612  3 

McHenry County ............  89,768  4 

Will County ...............  87,950  5 

Kane County ...............  81,718  8 

Cook County ...............  67,324  23 

 

Note: (1) Source:  U. S. Bureau of the Census, 

American Community Survey, 2011-2015 

estimates. 

 

The U.S. Census Bureau 5-year estimated values reported that the Village had a median family income of 
$110,037.  This compares to $93,668 for the County and $71,546 for the State.  The following table represents the 
distribution of family incomes for the Village, the County and the State at the time of the 2011-2015 American 
Community Survey. 

 
Family Income(1) 

 

     The Village       The County        The State  

Value Number Percent  Number  Percent   Number   Percent  

Under $10,000 ......................  29  0.4% 5,202  2.9% 137,468  4.4% 

$10,000 to $14,999 .................  133  2.0% 3,425  1.9% 83,523  2.7% 

$15,000 to $24,999 .................  82  1.2% 8,496  4.7% 219,861  7.0% 

$25,000 to $34,999 .................  457  6.7% 9,595  5.4% 247,041  7.9% 

$35,000 to $49,999 .................  641  9.4% 16,988  9.5% 372,279  11.9% 

$50,000 to $74,999 .................  804  11.8% 28,020  15.6% 572,734  18.3% 

$75,000 to $99,999 .................  827  12.2% 23,386  13.0% 460,502  14.7% 

$100,000 to $149,999 ...............  1,443  21.3% 35,259  19.7% 554,220  17.7% 

$150,000 to $199,999 ...............  1,062  15.6% 20,797  11.6% 234,835  7.5% 

$200,000 or more ...................  1,312   19.3%  28,153   15.7%   242,220    7.8% 

  Total ............................  6,790  100.0% 179,321  100.0% 3,124,683  100.0% 

 

Note: (1) Source:  U.S. Bureau of the Census, American Community Survey 5-year estimates 2011 to 2015. 
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The U.S. Census Bureau 5-year estimated values reported that the Village had a median household income of 
$92,201.  This compares to $78,026 for the County and $57,574 for the State.  The following table represents the 
distribution of household incomes for the Village, the County and the State at the time of the 2011-2015 American 
Community Survey. 

 

Household Income(1) 
 

     The Village       The County        The State  

Value Number Percent  Number  Percent   Number   Percent  

Under $10,000 .........................  205  2.1%  10,067  4.2% 343,101  7.2% 

$10,000 to $14,999 ....................  215  2.2%  6,987  2.9% 217,426  4.5% 

$15,000 to $24,999 ....................  550  5.8%  16,736  6.9% 477,279  10.0% 

$25,000 to $34,999 ....................  810  8.5%  17,446  7.2% 449,729  9.4% 

$35,000 to $49,999 ....................  1,018  10.7%  25,939  10.7% 610,069  12.7% 

$50,000 to $74,999 ....................  1,199  12.5%  39,891  16.5% 851,656  17.8% 

$75,000 to $99,999 ....................  1,069  11.2%  30,291  12.5% 609,496  12.7% 

$100,000 to $149,999 ..................  1,879  19.7%  41,436  17.1% 676,505  14.1% 

$150,000 to $199,999 ..................  1,132  11.8%  23,040  9.5% 272,382  5.7% 

$200,000 or more ......................  1,479   15.5%  30,593   12.6%   278,745    5.8% 

  Total ...............................  9,556  100.0% 242,426  100.0% 4,786,388  100.0% 

 

Note: (1) Source:  U.S. Bureau of the Census, American Community Survey 5-year estimates 2011 to 2015. 
 
 

Retail Activity 
 

The table below shows sales tax receipts collected by the Village over the past ten years as an indicator of 
commercial activity. 

 

Retailers' Occupation, Service Occupation and Use Tax(1) 
(As of March 31, 2007 through 2016) 

 

 Year State Sales Tax   Annual % 
Ending  Distributions  Change + (-) 
2007 .......................................  $11,428,759  4.28%(2) 
2008 .......................................   11,646,251  1.90% 
2009 .......................................   11,367,844  (2.39%) 
2010 .......................................   10,272,497  (9.64%) 
2011 .......................................   10,857,198  5.69% 
2012 .......................................   12,304,474  13.33% 
2013 .......................................   12,620,620  2.57% 
2014 .......................................   12,951,209  2.62% 
2015 .......................................   13,826,715  6.76% 
2016 .......................................   14,071,563  1.77% 
Growth from 2007 to 2016 ..............................................  23.12% 
 
Notes: (1) Source: State of Illinois, Department of Revenue Based on Standard & Poor's 

Industrial Code Classification.  Excludes Home Rule Sales Tax. 
 (2) Percentage based on 2006 sales tax of $10,959,796. 

 
 

Sales Tax Receipts by Kind of Business(1) 
(Year ended March 31, 2016) 

 

Amount Returned 

to the Village(2) Percent 

General Merchandise .........................................................   $ 2,294,533  16.3% 

Food .......................................................................   836,884  5.9% 

Drinking and Eating Places ..................................................   1,038,032  7.4% 

Apparel .....................................................................   735,167  5.2% 

Furniture, Household & Radio ................................................   6,161,707  43.8% 

Lumber Building and Hardware ................................................   489,172  3.5% 

Automotive and Filling Stations .............................................   325,039  2.3% 

Drugs and other Retail ......................................................   1,047,992  7.4% 

Agriculture and All Others ..................................................   1,037,895  7.4% 

Manufactures ................................................................      105,142    0.7% 

  Total .....................................................................   $14,071,563  100.0% 

 

Number of taxpayers (establishments) ........................................  627  

 

Notes: (1) Source: State of Illinois Department of Revenue (the “Department”). Excludes Home Rule Sales Tax. 
 (2) The amount returned to the Village is equal to 1% of taxable sales made at businesses located within the 

corporate limits of the Village. 
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VILLAGE REVENUE SOURCES 
 
The Village funds its governmental operations from a diverse set of revenue sources.  The primary source of 

such revenues for governmental activities are the sales taxes imposed by the State and by the Village.  The Village does 
not presently levy a property tax; however, it retains the authority to levy such a tax at any time.  Based on information 
in the hereinafter defined 2016 Audit, the Village received revenue from governmental activities as follows:  (i)  56% 
from distributions of the sales tax imposed by the State, (ii) 13% from the home rule sales tax imposed by the Village, 
(iii) 11% from distributions of the income tax imposed by the State, (iv) 10% from other taxes and fees, including the 
Village’s 4% amusement tax (the “Amusement Tax”), (v) 5% from utility taxes imposed by the Village and (vi) 5% 
from telecommunications taxes imposed by the Village.  For a five-year history of these revenues, see “FINANCIAL 
INFORMATION—Summary Financial Information - General Fund Statement of Revenues, Expenditures and 
Changes in Fund Balances” herein. 

 
The Village has experienced a significant increase in revenues from the Amusement Tax in the last year due, 

primarily to the opening of AMC Theatres in the Mall.  The following table provides a five-year history of the 
Village’s receipts from the Amusement Tax: 
 
 

Calendar  Amusement  Annual 
  Year    Tax(1)  % Change 

2012  ....................   $ 97,620.00 (19.70%) 
2013  ....................  88,286.22 (9.56%) 
2014  ....................  89,937.90 1.87% 
2015  ....................  69,149.41 (23.11%) 
2016  ....................  284,202.92 311.00% 
2017(2) ..................  270,331.00 6.17% 

 
Notes: (1) The Amusement Tax is currently based on two AMC 

Theaters that are open in the Village. One of the 

two is the brand new theater within the Mall.  The 

other Theater is a discount rate theater that is 

located less than 1 mile from the new theater, and 

the long term forecast on this facility is 

uncertain. 
 (2) Current Revenues through February 2017. 
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DEBT INFORMATION 
 

As a home rule unit of government, the Village is not subject to any limitation on the amount of debt it may 
issue.  After issuance of the Bonds, the Village will have outstanding $41,725,000 principal amount of general 
obligation debt.  The Village does not plan to issue additional debt in calendar year 2017. 

 
General Obligation Bonded Debt(1)(2) 

(Principal Only) 
 
  Series  Series  Series  Series  Series  Series    The      Cumulative 

Calendar   2005   2012A   2012B   2014   2015A   2015B   Bonds    Total  Principal Retired  

  Year    (3-30)   (12-30)   (3-30)   (3-30)   (3-30)   (12-30)    (3-30)      Debt    Amount   Percent  

2017 ....   $        0   $  450,000   $        0   $        0   $        0   $  440,000   $         0   $    890,000   $   890,000  2.13% 

2018 ....  0   600,000   125,000   325,000   130,000   450,000   0   1,630,000  2,520,000  6.04% 

2019 ....  355,000   650,000   125,000   325,000   130,000   460,000   0   2,045,000  4,565,000  10.94% 

2020 ....  370,000   675,000   130,000   340,000   135,000   470,000   0   2,120,000  6,685,000  16.02% 

2021 ....  390,000   725,000   130,000   340,000   140,000   475,000   945,000   3,145,000  9,830,000  23.56% 

2022 ....  0   750,000   140,000   345,000   140,000   485,000   965,000   2,825,000  12,655,000  30.33% 

2023 ....  0   800,000   145,000   355,000   140,000   455,000   985,000   2,880,000  15,535,000  37.23% 

2024 ....  0   900,000   145,000   370,000   150,000   395,000   1,005,000   2,965,000  18,500,000  44.34% 

2025 ....  0   1,000,000   150,000   370,000   80,000   520,000   1,035,000   3,155,000  21,655,000  51.90% 

2026 ....  0   1,000,000   155,000   380,000   85,000   530,000   1,060,000   3,210,000  24,865,000  59.59% 

2027 ....   0   0   0   395,000   85,000   0   1,090,000   1,570,000  26,435,000  63.36% 

2028 ....   0   0   0   195,000   90,000   0   1,125,000   1,410,000  27,845,000  66.73% 

2029 ....   0   0   0   200,000   90,000   0   1,160,000   1,450,000  29,295,000  70.21% 

2030 ....   0   0   0   210,000   95,000   0   1,195,000   1,500,000  30,795,000  73.80% 

2031 ....   0   0   0   215,000   95,000   0   1,235,000   1,545,000  32,340,000  77.51% 

2032 ....   0   0   0   220,000   100,000   0   1,275,000   1,595,000  33,935,000  81.33% 

2033 ....   0   0   0   230,000   105,000   0   1,320,000   1,655,000  35,590,000  85.30% 

2034 ....   0   0   0   235,000   105,000   0   1,370,000   1,710,000  37,300,000  89.39% 

2035 ....   0   0   0   0   0   0   1,420,000   1,420,000  38,720,000  92.80% 

2036 ....   0   0   0   0   0   0   1,475,000   1,475,000  40,195,000  96.33% 

2037 ....           0           0           0           0           0           0    1,530,000     1,530,000  41,725,000  100.00% 

Total ...   $1,115,000   $7,550,000   $1,245,000   $5,050,000   $1,895,000   $4,680,000   $20,190,000   $41,725,000  

 

Notes: (1) Source: the Village.  

 (2) Mandatory sinking fund redemption amounts are shown for term bonds. 
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DEBT SUMMARY 

 
 

General Obligation 
Summary Bonded Debt – by Issue(1) 

 
    Issue     Amount  Expected Source of Debt Service Payments 

 Series 2005  $ 1,115,000  Sales Taxes and General Fund Revenues 

 Series 2012A  7,550,000  TIF Revenues 

 Series 2012B  1,245,000  Sales Taxes and General Fund Revenues 

 Series 2014  5,050,000  TIF Increment and General Fund Revenues 

 Series 2015A  1,895,000  General Fund and Dispatch Fund Revenues 

 Series 2015B  4,680,000  TIF Revenues 

 The Bonds  20,190,000  TIF Revenues 

   Total  $41,725,000   

  

 Note: (1) Source: the Village. 
  

  

 
Detailed Overlapping Bonded Debt(1) 

(As of March 1, 2017) 
 

 Outstanding     Applicable to the Village  

     Debt  Percent(2)   Amount(3)  

Schools: 

School District No. 73 .................................................   $ 31,956,632  67.78%  $21,660,205  

School District No. 76 .................................................   1,627,914  27.41%  446,211  

School District No. 96 .................................................   155,000  2.29%  3,550  

School District No. 103 ................................................   6,270,000  19.11%  1,198,197  

High School District No. 120 ...........................................   19,159,016  1.07%  205,001  

High School District No. 125 ...........................................   7,225,000  8.83%  637,968  

College of Lake County .................................................   67,415,000  4.88%   3,289,852  

  Total Schools ..................................................................................................   $27,440,984  

 

The County .............................................................   $188,095,000  4.63%  $ 8,708,799  

Lake County Forest Preserve District ...................................   270,445,000  4.63%  12,521,604  

Countryside Fire Protection District ...................................   3,450,000  61.49%  2,121,405  

Central Lake County Joint Action Water Agency ..........................   6,105,000  15.67%  956,654  

Mundelein Park District ................................................   370,000  0.001%  4  

The Park District ......................................................   9,749,810  99.97%   9,746,885  

  Total Others ...................................................................................................   $34,055,349  

  Total Overlapping Bonded Debt ..................................................................................   $61,496,333  

 

Notes: (1) With respect to the applicable taxing bodies and the percentage of overlapping EAV, the County Clerk’s office.  
Information regarding the outstanding indebtedness of the overlapping taxing bodies is estimated based on publicly 
available sources. 

 (2) Based on 2016 EAVs. 
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Statement of Bonded Indebtedness(1) 
 

         Ratio To   Per Capita  

     Amount Equalized Estimated (2010 Census 

   Applicable  Assessed    Actual    29,763)     

EAV, 2016 .....................................................  $1,153,910,782  100.00% 33.33%  $ 45,948.74  

Estimated Actual Value, 2016 ..................................   $3,461,732,346  300.00% 100.00%  $137,846.23  

 

Village Direct Bonded Debt(2) .................................   $   41,725,000  3.62% 1.21%  $  1,661.49  

Less: Self Supporting .........................................     (41,725,000)  (3.62%)  (1.21%)   (1,661.49) 

Net Direct Bonded Debt(2) .....................................   $            0  0.00% 0.00%  $      0.00  

 

Overlapping Debt(3) 

  Schools .....................................................   $   27,440,984  2.38% 0.79%  $  1,092.70  

  All Others ..................................................      34,055,349    2.95%   0.98%    1,356.08  

Total Overlapping Bonded Debt .................................   $   61,496,333    5.33%   1.78%  $  2,448.78  

Total Net Direct & Overlapping Debt ...........................   $   61,496,333  5.33% 1.78%  $  2,448.78  

 

Notes: (1) Source: the Village. 

 (2) Includes the Bonds. 

 (3) As of March 1, 2017. 

 

 

Default Record 
 

The Village has no record of default and has met its debt repayment obligations promptly. 
 
 

PROPERTY ASSESSMENT AND TAX INFORMATION 
 

For the 2016 levy year, the Village’s EAV was comprised of 69% residential, 31% commercial, and less than 
1% farm, industrial, and railroad property valuation. 
 

Village EAV(1) 
 
                                          Levy Years  

      2012      2013      2014      2015       2016  

Property Class: 

Residential ..........................   $  761,855,463   $  710,261,831   $  708,727,188   $  746,989,830  $  800,234,815  

Farm .................................  56,163  56,052  57,466  58,324  62,900  

Commercial ...........................  333,879,758  326,597,423  324,566,212  331,136,869  352,783,237  

Industrial ...........................  561,152  594,926  589,810  597,831  630,956  

Railroad .............................         123,380         127,479         149,277         180,024         198,874  

  Total ..............................   $1,096,475,916   $1,037,637,711   $1,034,089,953   $1,078,962,878  $1,153,910,782  

  Percent Change +(-) ................       (7.12%)(2)        (5.37%)       (0.34%)         4.34%         6.95% 

 

Notes: (1) Source:  The County Clerk. 

 (2) Percentage based on 2011 EAV of $1,180,539,548. 
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Representative Tax Rates(1) 
(Per $100 Equalized Assessed Valuation) 

 
                               Levy Years  

   2012    2013    2014    2015    2016  

The Village ......................................  $0.0000 $0.0000 $0.0000 $0.0000 $0.0000 

The County .......................................  0.6080 0.6630 0.6825 0.6628 0.6320 

Lake County Forest Preserve District .............  0.2120 0.2180 0.2100 0.2079 0.1929 

Libertyville Township(2) .........................  0.1220 0.1310 0.1343 0.1309 0.1243 

Central Lake County JAWA .........................  0.0520 0.0550 0.0559 0.0541 0.0458 

Countryside Fire Prot. Dist. .....................  0.5520 0.5970 0.6129 0.5984 0.5699 

Cook Memorial Library Dist. ......................  0.2820 0.3030 0.3122 0.3035 0.2894 

The Park District ................................  0.4960 0.4450 0.4550 0.4578 0.4194 

School District No. 73 ...........................  3.6780 3.9970 4.1175 4.0331 3.8708 

High School District No. 128 .....................  2.5800 2.9190 2.6866 2.7319 2.5318 

College of Lake County ...........................   0.2720  0.2960  0.3061  0.2994  0.2854 

  Total(3) .......................................  $8.8540 $9.6240 $9.5729  $9.4798 $8.9617 

 

Notes: (1) Source: The County Clerk. 

 (2) Includes Road and Bridge. 

 (3) Representative tax rate is for Libertyville Township Tax Code 11-012, which represents 38% of the Village's 2016 

EAV. 

 
 

Principal Village Taxpayers(1) 
 

Taxpayer Name Business/Service  2016 EAV(2)  

Westfield Shoppingtown Hawthorne ........................... Shopping Center ........................................   $ 24,608,351  

Inland Real Estate  ........................................ Real Property ..........................................   12,963,435  

Museum Gardens II LLC ...................................... Real Property ..........................................   12,227,543  

Van Vlissingen & Co. ....................................... Real Property ..........................................   10,967,030  

Leahy Vernon Hills Development ............................. Real Property ..........................................   8,799,688  

CDW Computer Centers, Inc. ................................. Computers ..............................................   7,699,023  

PWA Continental Executive Park, LP ......................... Real Property ..........................................   7,496,933  

Hawthorn Hills ............................................. Real Property ..........................................   7,153,086  

Dfair Acquisition LLC ...................................... Real Property ..........................................   6,303,236  

Walmart Stores ............................................. Retail Store ...........................................     5,384,438  

Total ..............................................................................................................   $103,602,763  

Ten Largest as a percent of the Village's 2016 EAV ($1,153,910,782) ....................................................  8.98% 

 

Notes: (1) Source:  The County Clerk. 

 (2) Every effort has been made to seek out and report the largest taxpayers.  However, many of the taxpayers listed 

contain multiple parcels and it is possible that some parcels and their valuations have been overlooked.  The 2016 

EAV is the most current available. 
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The Village’s Existing TIF District(1) 
 

  

Levy      Tax   Total  Percent 

Year     EAV   Extension  Collections Collected 

2006 .....  $ 1,261,680  $   81,050  $   81,149  100.12% 

2007 .....   267,988   17,044   17,053  100.05% 

2008 .....  0 0  ----------N/A---------- 

2009 .....  3,645,858 236,288 232,544 98.42% 

2010 .....  10,990,021 772,159  772,159 100.00% 

2011 .....  13,916,549 1,047,916 1,047,523 99.96% 

2012 .....  15,319,383 1,281,313 1,281,321 100.00% 

2013 .....  15,102,962 1,174,991 1,174,515 99.96% 

2014 .....  13,414,039 1,221,833 1,221,604 99.98% 

2015 .....  13,649,852 1,216,824 1,216,865 100.00% 

 

Note:  (1)  Source:  The Village. 

 

 

REAL PROPERTY ASSESSMENT, TAX LEVY AND COLLECTION PROCEDURES 
 
 A separate tax to pay the principal of and interest on the Bonds will be levied on all taxable real property within 
the Village; however, the Village expects to abate this levy prior to extension by the County Clerk each year.  See 
“THE BONDS – Security” herein.  The information under this caption describes the current procedures for real 
property assessments, tax levies and collections in the County.  There can be no assurance that the procedures described 
herein will not change. 
 
 
Tax Levy and Collection Procedures 
 

Local assessment officers determine the assessed valuation of taxable real property and railroad property not 
held or used for railroad operations.  The Department assesses certain other types of taxable property, including 
railroad property held or used for railroad operations.  Local assessment officers’ valuation determinations are subject 
to review at the county level and then, in general, to equalization by the Department.  Such equalization is achieved by 
applying to each county’s assessments a multiplier determined by the Department.  The purpose of equalization is to 
provide a common basis of assessments among counties by adjusting assessments toward the statutory standard of 
33-1/3% of fair cash value.  Farmland is assessed according to a statutory formula which takes into account factors 
such as productivity and crop mix.  Taxes are extended against the assessed values after equalization. 

 
Property tax levies of each taxing body are filed in the office of the county clerk of each county in which 

territory of that taxing body is located.  The county clerk computes the rates and amount of taxes applicable to taxable 
property subject to the tax levies of each taxing body and determines the dollar amount of taxes attributable to each 
respective parcel of taxable property.  The county clerk then supplies to the appropriate collecting officials within the 
county the information needed to bill the taxes attributable to the various parcels therein.  After the taxes have been 
collected, the collecting officials distribute to the various taxing bodies their respective shares of the taxes collected.  
Taxes levied in one calendar year are due and payable in two installments during the next calendar year.  Taxes that are 
not paid when due, or that are not paid by mail and postmarked on or before the due date, are subject to a penalty of 
1-1/2% per month until paid.  Unpaid property taxes, together with penalties, interest and costs, constitute a lien 
against the property subject to the tax. 
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Exemptions 
 

The Illinois Property Tax Code, as amended (the “Property Tax Code”), exempts certain property from 
taxation.  Certain property is exempt from taxation on the basis of ownership and/or use, including, but not limited to, 
public parks, not-for-profit schools, public schools, churches, not-for-profit hospitals and public hospitals.  In addition, 
the Property Tax Code provides a variety of homestead exemptions, which are discussed below. 

 
An annual General Homestead Exemption provides that the EAV of certain property owned and used for 

residential purposes (“Residential Property”) may be reduced by the amount of any increase over the 1977 EAV, up to 
a maximum reduction of $6,000 for tax year 2012 and thereafter. 

 
The Homestead Improvement Exemption applies to Residential Property that has been improved and to 

properties that have been rebuilt in the two years following a catastrophic event, as defined in the Property Tax Code.  
The exemption is limited to $75,000 per year, to the extent the assessed valuation is attributable solely to such 
improvements or rebuilding. 

 
The Senior Citizens Homestead Exemption annually reduces the EAV on residences owned and occupied by 

senior citizens.  Beginning with tax year 2013, the maximum exemption is $5,000. 
 
The Senior Citizens Assessment Freeze Homestead Exemption freezes property tax assessments for 

homeowners who are 65 and older, reside in their property as their principal place of residence and receive a household 
income not in excess of $55,000.  This exemption grants to qualifying senior citizens an exemption equal to the 
difference between (a) the current EAV of the residence and (b) the EAV of a senior citizen’s residence for the year 
prior to the year in which he or she first qualifies and applies for the exemption, plus the EAV of improvements since 
such year. 

 
Beginning January 1, 2015 purchasers of certain single family homes and residences of one to six units located 

in certain distressed communities can apply for the Community Stabilization Assessment Freeze Pilot Program. To be 
eligible the purchaser must meet certain requirements for rehabilitating the property, including expenditures of at least 
$5 per square foot, adjusted by CPI.  Upon meeting the requirements, the assessed value of the improvements is 
reduced by (a) 90% in the first seven years, (b) 65% in the eighth year and (c) 35% in the ninth year.  The program 
will be phased out by June 30, 2029.   

 
The Natural Disaster Homestead Exemption (the “Natural Disaster Exemption”) applies to homestead 

properties containing a residential structure that has been rebuilt following a natural disaster occurring in taxable year 
2012 or any taxable year thereafter.  A natural disaster is an occurrence of widespread or severe damage or loss of 
property resulting from any catastrophic cause including but not limited to fire, flood, earthquake, wind, or storm.  The 
Natural Disaster Exemption is equal to the EAV of the residence in the first taxable year for which the taxpayer applies 
for the exemption minus the base amount.  To be eligible for the Natural Disaster Exemption, the residential structure 
must be rebuilt within two years after the date of the natural disaster, and the square footage of the rebuilt residential 
structure may not be more than 110% of the square footage of the original residential structure as it existed immediately 
prior to the natural disaster.  The Natural Disaster Exemption remains at a constant amount until the taxable year in 
which the property is sold or transferred. 

 
Three exemptions are available to veterans of the United States armed forces.  The Disabled Veterans’ 

Exemption exempts up to $100,000 of the Assessed Valuation of property owned and used exclusively by veterans, 
their spouses or unmarried surviving spouses.  Qualification for this exemption requires the veteran’s disability to be of 
such a nature that the federal government has authorized payment for purchase of specially adapted housing under the 
U.S. Code as certified to annually by the Illinois Department of Veterans Affairs. 
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The Disabled Veterans’ Standard Homestead Exemption provides an annual homestead exemption to veterans 

with a service-connected disability based on the percentage of such disability.  If the veteran has a (a) service-connected 
disability of 30% or more but less than 50%, the annual exemption is $2,500, (b) service-connected disability of 50% 
or more but less than 70%, the annual exemption is $5,000, and (c) service-connected disability of 70% or more, the 
property is exempt from taxation. 

 
The Returning Veterans’ Homestead Exemption is available for property owned and occupied as the principal 

residence of a veteran in the assessment year, or the year following the assessment year, in which the veteran returns 
from an armed conflict while on active duty in the United States armed forces.  This provision grants a one-time 
homestead exemption of $5,000. 

 
Finally, the Disabled Persons’ Homestead Exemption provides an annual homestead exemption in the amount of 

$2,000 for property that is owned and occupied by certain disabled persons who meet State-mandated guidelines. 
 
 

Property Tax Extension Limitation Law 
 

The Property Tax Extension Limitation Law (the “Limitation Law”) limits the amount of the annual increase in 
property taxes to be extended for certain Illinois non-home rule units of government.  In general, the Limitation Law 
restricts the amount of such increases to the lesser of 5% or the percentage increase in the Consumer Price Index during 
the calendar year preceding the levy year.  Currently, the Limitation Law applies only to and is a limitation upon all 
non-home rule taxing bodies in Cook County, the five collar counties (DuPage, Kane, Lake, McHenry and Will) and 
several downstate counties.   

 

The Limitation Law does not apply to home rule units, such as the Village, under current law. 
 

Illinois legislators have introduced several proposals to modify the Limitation Law, including freezing property 
taxes and extending tax caps to all taxing bodies (including home rule units) in the State (the “Property Tax Freeze 
Proposal”).  If the Property Tax Freeze Proposal or similar legislation were to become law, such reform may have a 
material impact on the finances of the Village and the ability of the Village to issue non-referendum bonds.  The Village 
cannot predict whether, or in what form, any change to the Limitation Law, including the Property Tax Freeze 
Proposal, may be enacted into law, nor can the Village predict the effect of any such change on the Village’s finances.  
The Village does not currently levy a property tax for operations. 

 
 

Truth in Taxation Law 
 

Legislation known as the Truth in Taxation Law (the “Law”) limits the aggregate amount of certain taxes which 
can be levied by, and extended for, a taxing district to 105% of the amount of taxes extended in the preceding year 
unless specified notice, hearing and certification requirements are met by the taxing body. The express purpose of the 
Law is to require published disclosure of, and hearing upon, an intention to adopt a levy in excess of the specified 
levels. 

 

The provisions of the Law do not apply to levies made to pay principal of and interest on the Bonds.  The 
Village covenanted in the Bond Ordinance that it will not take any action which would adversely affect the levy, 
extension, collection and application of the taxes levied by the Village for payment of principal of and interest on the 
Bonds, except as set forth under “THE BONDS—Security” herein.  The Village also covenanted that it will comply 
with all present and future laws concerning the levy, extension and collection of such taxes levied by the Village. 
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FINANCIAL INFORMATION 
 

Financial Reports 
 

 The Village’s financial statements are audited annually by certified public accountants.  The Village’s financial 
statements for the governmental fund types and agency funds are completed on a modified accrual basis of accounting 
consistent with generally accepted accounting principles applicable to governmental entities.  See APPENDIX A for 
more detail. 
 
 

Investment Policy 
 

 The Village is authorized by statutes and Village investment policy to invest in certificates of deposits, U.S. 
Government securities, repurchase agreements, the State Treasurer’s pool and certain insurance company separate 
accounts.  See APPENDIX A for more detail. 
 
 
No Consent or Updated Information Requested of the Auditor 

The tables and excerpts (collectively, the “Excerpted Financial Information”) contained in this “FINANCIAL 
INFORMATION” section are from the audited financial statements of the Village, and the audited financial statements 
for the fiscal year ended April 30, 2016 (the “2016 Audit”) are included as APPENDIX A hereto.  The 2016 Audit 
was approved by formal action of the Board.  The Village has not requested the Auditor to update information 
contained in the Excerpted Financial Information or the 2016 Audit; nor has the Village requested that the Auditor 
consent to the use of the Excerpted Financial Information or the 2016 Audit in this Final Official Statement.  Other than 
as expressly set forth in this Final Official Statement, the financial information contained herein has not been updated 
since the date of the 2016 Audit.  The inclusion of the Excerpted Financial Information and the 2016 Audit in this Final 
Official Statement in and of itself is not intended to demonstrate the fiscal condition of the Village since the date of the 
2016 Audit.  Questions or inquiries relating to financial information of the Village since the date of the 2016 Audit 
should be directed to the Village. 
 
 
Summary Financial Information 
 

The following tables are summaries and do not purport to be the complete audits, copies of which are available 
upon request.  See APPENDIX A for the 2016 Audit. 
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Statement of Net Position 
Governmental Activities 

 
                                Audited as of April 30  

     2012      2013      2014      2015      2016  

ASSETS: 

Cash and Investments ......................   $ 24,393,452   $ 23,774,418   $ 24,886,282   $ 29,262,747   $ 27,769,893  

Receivables, Net: 

 Taxes ....................................   4,699,963   4,331,018   4,535,432   5,662,085   5,149,053  

 Accounts .................................   339,588   662,802   459,937   308,101   23,251  

 Accrued Interest .........................   41,062   28,429   26,590   121,434   51,040  

 Other ....................................   0   0   0   0   117,133  

Prepaids/Inventory ........................   467,790   409,080   442,500   458,220   387,621  

Due from Other Governments ................   4,026   2,103,277   1,527,881   953,812   841,846  

Due from Fiduciary Funds ..................   0   0   0  0   8,493  

Internal Balances .........................       278,932       245,115       230,418       230,771       257,065  

  Total Current Assets ....................   $ 30,224,813   $ 31,554,139   $ 32,109,040   $ 36,997,170  $ 34,605,395  
 

Noncurrent Assets: 

Capital Assets: 

 Nondepreciable Capital Assets ............   $  4,568,623   $  4,568,623   $  4,568,623   $  5,030,032   $  4,568,623  

 Depreciable Capital Assets(Net) ..........   107,444,744   103,948,622   100,398,021    96,913,310    97,744,737  

  Total Capital Assets ....................   $112,013,367   $108,517,245   $104,966,644   $101,943,342   $102,313,360  
 

Other Assets: 

 Net Pension Fund Assets ..................   $    181,794   $    183,257   $    186,555   $    193,372  $          0  

  Total Other Assets ......................   $    181,794   $    183,257   $    186,555   $    193,372   $          0  

  Total Noncurrent Assets .................   $112,195,161   $108,700,502   $105,153,199   $102,136,714   $102,313,360  
 

DEFERRED OUTFLOWS OF RESOURCES: 

Pension Items-IMRF ........................   $          0   $          0   $          0   $          0   $  1,685,717  

Pension Items- Police Pension .............   0   0   0   0   7,282,368  

Unamortized Loss on Refunding .............             0             0             0             0       670,388  

  Total Deferred Outflows of Resources ....   $          0   $          0   $          0   $          0   $  9,638,473  
 

Total Assets and Deferred 

 Outflows of Resources ....................   $142,419,974   $140,254,641   $137,262,239   $139,133,884   $146,557,228  
 

LIABILITIES: 

Current Liabilities: 

 Accounts Payable .........................   $    271,121   $    339,205   $    398,688   $    979,829   $    792,692  

 Accrued Payroll ..........................   206,196   247,764   297,885   330,473   515,205  

 Accrued Interest Payable .................   202,949   222,785   213,668   215,429   88,100  

 Deposits Payable .........................   945,178   887,025   1,042,461   872,938   526,277  

 Unearned Revenue .........................   0   0   0   0   230,810  

 Other Payables ...........................   1,236,946   1,180,283   1,157,341   1,531,424   3,005,751  

 Compensated Absences Payable .............   145,846   298,608   262,511   286,842   0  

 Current Portion of Long-Term Debt ........     1,315,000       950,000       735,000       645,000     1,601,267  

  Total Current Liabilities ...............   $  4,323,236   $  4,125,670  $  4,107,554  $  4,861,935   $  6,760,102  
 

Noncurrent Liabilities ....................   $ 24,035,044   $ 23,734,685   $ 21,432,149   $ 23,452,631   $ 54,409,820  

  Total Liabilities .......................   $ 28,358,280   $ 27,860,355   $ 25,539,703   $ 28,314,566   $ 61,169,922  
 

DEFERRED INFLOWS OF RESOURCES: 

Pension Items-Police Pension ..............   $          0   $          0   $          0   $          0   $     99,578  

Total Liabilities and Deferred 

 Inflows of Resources .....................   $          0   $          0   $          0   $          0   $ 61,269,500  
 

NET POSITION: 

Invested in Capital Assets- Net 

 of Related Debt ..........................   $ 87,283,367   $ 85,102,245   $ 83,986,644   $ 82,205,307   $ 79,574,960  

Restricted - Public Safety ................   298,874   332,908   364,682   461,250   638,417  

Restricted - Metra Parking ................   112,812   135,241   0   0   81,142  

Restricted - Tax Increment District .......   0   0   179,799   646,402   0  

Restricted - Street and Roads .............   2,153,870   2,058,890   2,187,392   1,860,876   1,270,219  

Restricted - Capital ......................   929,547   100,000   100,000   100,000   0  

Restricted - Construction .................   0   0   0   3,323,130   0  

Unrestricted ..............................    23,283,224    24,665,002    24,904,019    22,222,353    3,722,990  

  Total Net Position ......................   $114,061,694   $112,394,286   $111,722,536   $110,819,318   $85,287,728  
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Statement of Activities 
Governmental Activities 

Net (Expense) Revenue and Charges in Net Assets 
 

                             Audited Years Ended April 30  

     2012      2013      2014       2015      2016  

PRIMARY GOVERNMENT:(1) 

Governmental Activities: 

General Government .....................   $ (2,282,039)  $ (2,394,138)  $ (2,023,581)  $ (2,779,330)  $ (8,928,417) 

Public Safety ..........................   (9,247,863)  (9,085,742)  (9,312,169)  (9,914,409)  (10,597,047) 

Streets and Roads ......................   (6,057,021)  (6,722,047)  (7,046,320)  (7,575,250)  (8,001,152) 

Economic Development ...................   (46,854)  0   (4,463)  0   (1,488) 

Culture and Recreation .................   (35,629)  (45,670)  (51,472)  67,199   (15,686) 

Interest on Long-Term Debt .............    (1,462,816)     (954,884)     (901,283)     (852,718)     (677,677) 

  Total Governmental Activities ........   $(19,132,222)  $(19,202,481)  $(19,339,288)  $(21,054,508)  $(28,221,467) 

 

GENERAL REVENUES: 

Taxes: 

 Sales Tax .............................   $ 10,334,171   $ 10,547,878   $ 10,773,512  $ 11,426,650   $ 14,006,145  

 Home Rule Sales Tax ...................   0   0   0  727,413   3,197,930  

 Utility Tax ...........................   1,409,506   1,418,186   1,404,549  1,345,000   1,334,151  

 State Income Tax ......................   2,127,725   2,376,128   2,398,252  2,530,028   2,676,354  

 Other Taxes ...........................   464,146   486,456   534,105  581,480   871,620  

 Hotel/Motel Tax .......................   296,728   323,334   351,087  369,509   380,093  

 911 Surcharge Tax .....................   442,088   343,609   319,399  325,797   309,960  

 Road and Bridge Tax ...................   208,235   200,903   205,572  201,923   212,406  

 Telecommunications Tax ................   1,352,296   1,335,120   1,258,098  1,117,728   1,190,196  

 Tax Increment Tax .....................   772,159   1,048,583   1,281,321  1,174,513   1,221,604  

Interest Income ........................   188,188   98,374   73,881  295,485   115,636  

Miscellaneous ..........................        68,954        44,992        67,762        55,764        41,088  

  Total General Revenues ...............   $ 17,664,196   $ 18,223,563   $ 18,667,538  $ 20,151,290   $ 25,557,183  

 

Change in Net Position .................   $ (1,468,026)  $   (978,918)  $   (671,750)  $   (903,218)  $ (2,664,284) 

 

Net Position, Beginning ................   115,529,720   113,373,204   112,394,286   111,722,536    87,952,012(2) 

Net Position, Ending ...................   $114,061,694   $112,394,286   $111,722,536   $110,819,318   $ 85,287,728  

 

Notes: (1) Expenses less program revenues, operating grants/contributions and capital grants/contributions. 

(2) As restated. 
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General Fund 
Balance Sheet 

 
                             Audited as of April 30  

    2012      2013      2014      2015      2016  

ASSETS: 

Cash and Investments  ............................   $20,371,836   $19,702,270   $20,620,996   $20,870,994   $23,835,711  

Receivables, Net: 

 Taxes ...........................................   4,651,209   4,211,290   4,413,038   5,521,834   5,013,294  

 Accounts ........................................   189,542   80,402   95,709   46,796   23,251  

 Accrued Interest ................................   36,796   26,378   24,539   119,383   48,989  

 Other  ..........................................   1,286   1,550   149,887   110,387   34,847  

Intergovernmental Revenues .......................   4,026   2,103,277   1,527,881   953,812   841,846  

Due from Other Funds .............................   1,503,692   1,293,484   236,049   234,052   8,493  

Advances to Other Funds ..........................  0 0 0 0  257,065  

Prepaids .........................................      467,790      409,080      429,650      458,220      387,621  

  Total Assets ...................................   $27,226,177   $27,827,731   $27,497,749   $28,315,478   $30,451,117  

 

LIABILITES AND FUND BALANCES: 

Liabilities: 

 Accounts Payable ................................   $   238,040   $   304,788   $   319,450   $   662,989   $   669,394  

 Accrued Payroll  ................................   206,196   216,889   263,472   289,219   449,245  

 Deposits Payable ................................   945,178   887,025   1,042,461   872,938   526,277  

 Due to Other Funds ..............................   929,547   100,000   100,000   100,000  0  

 Other Payables ..................................   0   0   0   0   3,005,751  

 Unearned/Deferred Revenues ......................    1,667,356    1,655,149    1,725,704    2,541,261      230,810  

  Total Liabilities ..............................   $ 3,986,317   $ 3,163,851   $ 3,451,087   $ 4,466,407   $ 4,881,477  

 

FUND BALANCES: 

Nonspendable .....................................   $   467,790   $   409,080   $   429,650   $   458,220   $ 1,484,993  

Restricted .......................................   411,686   258,942   168,098   94,738   156,265  

Committed ........................................   106,218   58,561   16,398   14,075  0  

Unassigned .......................................   22,254,166   23,937,297   23,432,516   23,282,038   23,928,382  

  Total Fund Balances ............................   $23,239,860   $24,663,880   $24,046,662   $23,849,071   $25,569,640  

  Total Liabilities and Fund Balances ............   $27,226,177   $27,827,731   $27,497,749   $28,315,478   $30,451,117  
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General Fund 
Statement of Revenues, Expenditures and Changes in Fund Balances 

 
                         Audited Years Ended April 30  

    2012      2013      2014      2015      2016  

REVENUES: 

Sales Taxes ...................................   $10,251,007   $10,503,422   $10,680,015   $10,985,176   $14,006,145  

Utility Taxes .................................  1,409,506   1,418,186   1,404,549   1,345,000   1,334,151  

Telecommunication Tax .........................  1,352,296   1,335,120   1,258,098   1,117,728   1,190,196  

Road and Bridge Tax ...........................  208,235   200,903   205,572   201,923   212,406  

Grants/Intergovernmental ......................  116,706   6,121   5,358   28,902   159,254  

State Income Tax ..............................  2,127,725   2,376,128   2,398,252   2,530,028   2,676,354  

911 Surcharge .................................  442,088   0   0   0   0  

Home Rule Sales Tax ...........................   0   0   0   727,413   3,197,930  

Hotel/Motel Taxes .............................  296,728   323,334   351,087   369,509   380,093  

Other Taxes ...................................  464,146   486,456   534,105   581,480   871,620  

Licenses and Permits and Fees .................  726,317   927,196   1,672,668   1,332,717   978,799  

Charges for Services ..........................  1,290,625   1,314,018   1,149,010   1,294,484   1,002,389  

Fines and Forfeitures .........................  275,768   350,405   359,551   370,773   307,387  

Interest ......................................  166,028   95,550   63,025   283,420   107,425  

Other Revenue .................................      64,540       44,992       67,762       55,764       41,088  

  Total Revenues ..............................   $19,191,715   $19,381,831   $20,149,052   $21,224,317   $26,465,237  

 

EXPENDITURES: 

Current: 

 General Government ............................   $ 3,282,636   $ 3,498,692   $ 3,668,619   $ 3,842,991   $ 8,214,056  

 Public Safety .................................   9,185,888   7,585,680   7,957,699   8,476,242   8,717,611  

 Streets and Roads .............................   3,567,491   3,978,167   4,603,072   4,699,605   4,560,218  

Culture and Recreation .........................   259,249   270,899   277,671   258,590   287,664  

Capital Outlay .................................   178,931   306,867   385,859   630,907   638,597  

 

Debt Service: 

 Principal .....................................   1,245,000   1,315,000   2,345,000   1,525,000   385,000  

 Interest and Fiscal Charges ...................     376,736      324,005      273,257      166,658      222,374  

  Total Expenditures ...........................   $18,095,931   $17,279,310   $19,511,177   $19,599,993   $23,025,520  

 

Excess of Revenues Over (Under) 

 Expenditures ..................................   $ 1,095,784   $ 2,102,521   $   637,875   $ 1,624,324   $ 3,439,717  

 

Other Financing Sources (Uses): 

 Debt Proceeds .................................   1,625,000   0   0   1,115,000   0  

Payment to Escrow Agent ........................   (1,639,645)  0   0   (1,132,163)  0  

 Transfers In ..................................   0   804,757   0   0   100,000  

 Transfers Out .................................      (77,216)   (1,483,258)(1)  (1,255,093)(2)  (1,804,752)(3)  (1,415,383)(4) 

  Total from Other Sources .....................   $   (91,861)  $  (678,501)  $(1,255,093)  $(1,821,915)  $(1,315,383) 

 

Excess (Deficiency) of Revenues and  

 Other Sources Over (Under) Expenditures .......   $ 1,003,923   $ 1,424,020   $  (617,218)  $  (197,591)  $ 2,124,334  

 

Beginning Fund Balance .........................   22,235,937   23,239,860   24,663,880   24,046,662   23,445,306(5) 

Ending Fund Balance  ...........................   $23,239,860   $24,663,880   $24,046,662   $23,849,071   $25,569,640  

 

Notes: (1) Includes a $1,378,505 transfer to the Dispatch Center Fund and a $104,753 transfer to the Tax Increment Fund. 

 (2) Includes a $1,126,961 transfer to the Dispatch Center Fund and a $128,132 transfer to the Tax Increment Fund. 

 (3) Includes a $1,379,727 transfer to the Dispatch Center Fund, a $117,451 transfer to the Tax Increment Fund and a 

$307,574 transfer to the Bond Construction Fund. 

 (4) Includes a $1,293,200 transfer to the Dispatch Center Fund and a $122,183 transfer to the Tax Increment Fund. 

 (5) As restated. 
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General Fund 
Budget and Interim 
(Includes Subfunds) 

 

  Preliminary 

    Budget  10 Months  Year End 

 Fiscal Year    Ended  Estimate 

    2017    2/28/17    6/30/17  

REVENUES: 

Sales Tax ........................................................   $10,683,190   $ 9,201,122   $11,041,344  

Home Rule Sales Tax ..............................................   2,875,000   1,798,030   2,157,636  

Electric Utility Tax .............................................   1,400,000   1,141,024   1,369,224  

Telecommunications Tax ...........................................   1,068,000   898,970   1,078,764  

Amusement Tax ....................................................   300,000   270,332   324,396  

State Income, Use and Replacement Tax ............................   3,156,030   2,418,257   2,901,912  

Hotel Motel Tax ..................................................   398,000   270,331   324,396  

Intergovernmental Grants .........................................   9,000   4,415   5,304  

Licenses, Permits & Fees .........................................   688,100   1,095,809   1,095,809  

Charges for Service ..............................................   865,390   901,189   1,081,428  

Fines & Forfeitures ..............................................   307,950   237,409   284,892  

Investment Income ................................................   319,000   135,922   163,104  

Miscellaneous ....................................................       51,150      373,591      448,308  

  Total Revenues .................................................   $22,120,810   $18,746,401   $22,276,517  

 

EXPENDITURES: 

General Government ...............................................   $ 4,763,834   $ 3,479,716   $ 4,026,241  

Public Safety ....................................................   9,686,655   9,055,330   9,581,186  

Streets and Roads ................................................   5,199,171   4,096,973   5,116,364  

Culture and Recreation ...........................................   171,060   144,352   144,352  

Capital Outlay ...................................................   1,534,075   748,860   1,502,011  

Debt Service .....................................................      799,810      799,423      799,423  

  Total Expenditures .............................................   $22,154,605   $18,324,654   $21,169,577  

 

Revenues over (under) Expenditures ...............................   $   (33,795)  $   421,747   $ 1,106,940  

  

OTHER FINANCING SOURCES: 

Transfers Out ....................................................   $(1,377,350)  $(1,042,790)  $(1,415,350) 

  Total Expenditures .............................................   $(1,377,350)  $(1,042,790)  $(1,415,350) 

 

Revenues over (under) Expenditures ...............................   $(1,411,145)  $  (621,043)  $  (308,410) 

 

Beginning Fund Balance ...........................................   $25,569,640   $25,569,640   $25,569,640  

Ending Fund Balance ..............................................   $24,158,495   $24,948,597   $25,261,230  

 
    Budget 

 Fiscal Year 
REVENUES:     2018  
Sales Tax ....................................   $10,828,000  
Home Rule Sales Tax ..........................   2,393,000  
Electric Utility Tax .........................   1,400,000  
Telecommunications Tax .......................   1,076,910  
Amusement Tax ................................   300,000  
State Income, Use and Replacement Tax ........   3,176,270  
Hotel Motel Tax ..............................   398,000  
Intergovernmental Grants .....................   9,000  
Licenses, Permits & Fees .....................   1,445,100  
Charges for Service ..........................   946,070  
Fines and Forfeitures ........................   245,000  
Investment Income ............................   279,000  
Miscellaneous ................................      460,000  
  Total Revenues .............................   $22,956,350  
 
EXPENDITURES: ................................   $23,239,815  
 
Revenues over (under) Expenditures ...........   $  (283,465) 
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EMPLOYEE RETIREMENT AND OTHER POST-EMPLOYMENT BENEFITS OBLIGATIONS 

 
General 
 

The Village participates in two defined benefit pension plans: (i) the Illinois Municipal Retirement Fund (the 
“IMRF Plan”) and (ii) the Police Pension Plan (the “Police Pension Plan” and, together with the IMRF Plan, the 
“Pension Plans”).  The Pension Plans provide defined benefit pension benefits to the Village’s employees, retirees and 
beneficiaries. The IMRF Plan is an agent multiple-employer public employee retirement system, and the Police Pension 
Plan is a single-employer pension plans.  The Village makes certain contributions to the Pension Plans on behalf of its 
employees, as further described in this section.  The operations of the Pension Plans, including the contributions to be 
made to the Pension Plans, the benefits provided by the Pension Plans, and the actuarial assumptions and methods 
employed in generating the liabilities and contributions of the Pension Plans, are governed by the Illinois Pension Code, 
as amended (the “Pension Code”).  This section first describes certain concepts related to pensions generally, then 
describes the applicable provisions of Pension Plans.  These concepts are more completely described in Note 9 to the 
2016 Audit, as well as the supplementary schedules thereto, attached hereto as APPENDIX A. 

 
The Pension Code allows the State Comptroller to divert State payments intended for the Village to the Police 

Pension Plan to satisfy contribution shortfalls by the Village pursuant to the Recapture Provisions. If the Village fails to 
contribute to the Police Pension Plan as required by the Pension Code, the Village will be subject to a reallocation of 
payments of State funds to the Village if (i) the Village fails to make the required payment for 90 days past the due 
date, (ii) the subject retirement fund gives notice of the failure to the Village, and (iii) such retirement fund certifies to 
the State Comptroller that such payment has not been made.  Upon the occurrence of these events, the State 
Comptroller will withhold payments of State funds from the Village in an amount not in excess of the delinquent 
payment amount in the following proportions:  (i) in fiscal year 2017, two-thirds of the total amount of any payments of 
State funds to the Village and (ii) in fiscal year 2018 and in each fiscal year thereafter, 100% of the amount of any 
payments of State funds to the Village.  Should the Recapture Provision be invoked as a result of the Village’s failure to 
contribute all or a portion of its required contribution, a reduction in payments of State funds may have an adverse 
impact on the Village’s finances. 

 
 

Background Regarding Pension Plans 
 
The Actuarial Valuation 

 
The disclosures in the Audit related to the Pension Plans are based in part on the actuarial valuations of the 

Pension Plans.  In the actuarial valuations, the actuary for each of the Pension Plans measures the financial position of a 
Pension Plan, determines the amount to be contributed to a Pension Plan pursuant to statutory requirements, and 
produces information mandated by the financial reporting standards issued by the Governmental Accounting Standards 
Board (“GASB”), as described below. 

 
In producing an actuarial valuation, the actuary for a Pension Plan uses demographic data (including employee 

age, salary and service credits), economic assumptions (including estimated future salary and interest rates), and 
decrement assumptions (including employee turnover, mortality and retirement rates) and employs various actuarial 
methods to generate the information required to be included in such valuation. 
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GASB Standards 
 

Prior to the fiscal year ended April 30, 2015, the applicable GASB financial reporting standards with respect to 
the Pension Plans were GASB Statement No. 25 and GASB Statement No. 27 (together, the “Prior GASB Standards”).  
The Prior GASB Standards required the disclosure of an Annually Required Contribution (which was such 
pronouncement’s method for calculating the annual amounts needed to fully fund a pension plan) and the calculation of 
pension funding statistics such as the unfunded actuarial accrued liability (“UAAL”), which was the shortfall of the 
assets held by the pension plan when compared against the liabilities of such pension plan, as actuarially determined 
(the “Actuarial Accrued Liability”), and the “Funded Ratio,” which was the ratio, expressed as a percentage, derived 
from dividing the assets of the pension plan by the Actuarial Accrued Liability.  In addition, the Prior GASB Standards 
allowed pension plans to prepare financial reports pursuant to various approved actuarial methods and to use an 
assumed investment rate of return determined by the pension plan for financial reporting purposes. 

 
Beginning with the fiscal year ended April 30, 2015, the applicable GASB financial reporting standards with 

respect to the Pension Plans became GASB Statement No. 67 and GASB Statement No. 68 (together, the “New GASB 
Standards”).  Unlike the Prior GASB Standards, the New GASB Standards do not establish approaches to funding 
pension plans, and, therefore, do not require computation of the Annually Required Contribution or a similar 
contribution number.  Instead, the New GASB Standards provide standards solely for financial reporting and accounting 
related to pension plans.   

 
The New GASB Standards require calculation and disclosure of a “Net Pension Liability” or “Net Pension 

Asset”, which is the difference between the actuarial present value of projected benefit payments that is attributed to 
past periods of employee service calculated pursuant to the methods and assumptions set forth in the New GASB 
Standards (referred to in such statements as the “Total Pension Liability”) and the fair market value of the pension 
plan’s assets (referred to as the “Fiduciary Net Position”).  This concept is similar to the UAAL, which was calculated 
under the Prior GASB Standards, but most likely will differ from the UAAL on any calculation date because the 
Fiduciary Net Position is calculated at fair market value and because of the differences in the manner of calculating the 
Total Pension Liability as compared to the Actuarial Accrued Liability under the Prior GASB Standards.  

 
Furthermore, the New GASB Standards employ a rate, referred to in such statements as the “Discount Rate,” 

which is used to discount projected benefit payments to their actuarial present values.  The Discount Rate is a blended 
rate comprised of (1) a long-term expected rate of return on a pension plan’s investments (to the extent that such assets 
are projected to be sufficient to pay benefits), and (2) a tax-exempt municipal bond rate meeting certain specifications 
set forth in the New GASB Standards.  Therefore, in certain cases in which the assets of a pension plan are not 
expected to be sufficient to pay the projected benefits of such pension plan, the Discount Rate calculated pursuant to the 
New GASB Standards may differ from the assumed investment rate of return used in reporting pursuant to the Prior 
GASB Standards. 

 
Finally, the New GASB Standards require that the Net Pension Liability be disclosed in the notes to the 

financial statements of the pension system and that a proportionate share of the Net Pension Liability be recognized on 
the balance sheet of the employer.  In addition, the New GASB Standards require an expense (the “Pension Expense”) 
to be recognized on the income statement of the Village. 

 
Pension Plans Remain Governed by the Pension Code 
 

As described above, each of the Prior GASB Standards and the New GASB Standards establish requirements 
for financial reporting purposes.  However, the Pension Plans are ultimately governed by the provisions of the Pension 
Code in all respects, including, but not limited to, the amounts to be contributed by the Village to the Pension Plans in 
each year. 



Village of Vernon Hills, Lake County, Illinois 
$20,190,000 Taxable General Obligation Bonds, Series 2017 

 35

 
 

Illinois Municipal Retirement Fund 
 

The Village participates in the IMRF Plan, which is a defined-benefit, agent multiple employer pension plan 
administered by the Illinois Municipal Retirement Fund (the “IMRF”) that acts as a common investment and 
administrative agent for units of local government and school districts in Illinois.  The IMRF Plan is established and 
administered under statutes adopted by the Illinois General Assembly.  The Pension Code sets the benefit provisions of 
the IMRF Plan, which can only be amended by the Illinois General Assembly. 

 
Each employer participating in the IMRF Plan, including the Village, has an employer reserve account with the 

IMRF Plan separate and distinct from all other participating employers (the “IMRF Account”) along with a unique 
employer contribution rate determined by the IMRF Board, as described below.  The employees of a participating 
employer receive benefits solely from such employer’s IMRF Account.  Participating employers are not responsible for 
funding the deficits of other participating employers. 

 
The IMRF issues a publicly available financial report that includes financial statements and required 

supplementary information which may be viewed at the IMRF’s website. 
 
See Note 9 to the Audit for additional information on the IMRF Plan’s actuarial methods and assumptions. 
 

Contributions 
 

Both employers and employees contribute to the IMRF Plan.  At present, employees contribute 4.50% of their 
salary to the IMRF Plan, as established by statute.  Employers are required to make all additional contributions 
necessary to fund the benefits provided by the IMRF Plan to its employees.  The annual rate at which an employer must 
contribute to the IMRF Plan is established by the IMRF Board of Trustees (the “IMRF Board”).  The Village’s 
contribution rate for calendar year December 31, 2015 was 11.69% of covered payroll.  For the fiscal year ended April 
30, 2016, the Village contributed $638,252 to the IMRF Plan. 

 
Measures of Financial Position 

 
The following table presents the measures of the IMRF Account’s financial position as of December 31, 2014 

and December 31, 2015 which are presented pursuant to the New GASB Standards.  Such measures were calculated 
pursuant to the current Discount Rate of 7.47%.  

 

FISCAL YEAR 

ENDED 

DECEMBER 31 
TOTAL PENSION 

LIABILITY 

FIDUCIARY 

NET 

POSITION 
NET PENSION 

LIABILITY 

FIDUCIARY NET POSITION 

AS A % OF TOTAL PENSION 

LIABILITY 

2014 $26,525,957 $23,153,965 $3,371,992 87.3% 
2015 28,488,535 22,824,348 5,664,187 80.1% 

 
______________________________ 
Source:  The 2016 Audit. 
 

See Note 9 to the Audit, and the related required supplementary information disclosures, for a description of 
the IMRF Plan, the IMRF Account, the Village’s funding policy, information on the assumptions and methods used by 
the Actuary, and the financial reporting information required by the Prior GASB Standards. 
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Police Pension Plan 
 
The Village provides retirement, death and disability benefits to its sworn police personnel and retirees and 

their beneficiaries through the Police Pension Plan.  The Police Pension Plan is a single-employer defined benefit 
contribution plan.  The benefits provided by the Police Pension Plan and the amount of employer and employee 
contributions to the Police Pension Plan are governed by the Pension Code and may only be amended by the General 
Assembly.  As of April 30, 2016, the Police Pension Fund had a membership of 66. 

 
Contributions 

 
As stated above, both the Village and its participating employees make contributions to the Police Pension Plan. 

At present, employees contribute 9.91% of their salary to the Police Pension Plan.  The Village is required to make all 
additional contributions necessary to fund the benefits provided by the Police Pension Plan to its members.   

 
The Pension Code requires that the Village contribute annually the amount necessary to fund the normal cost of 

the Police Pension Plan for such year plus an amount sufficient to bring the total assets of the Police Pension Plan up to 
90% of the total actuarial liabilities of the Police Pension Plan by the end of fiscal year 2040, as determined by an 
actuary (the “Funding Requirement”).  However, the Village has adopted a pension funding policy with respect to the 
Police Pension Plan that requires the Village to contribute the amounts necessary to bring the total assets of the Police 
Pension Plan up to 100% of the total actuarial accrued liabilities by the end of fiscal year 2040. 

 
As the Funding Requirement represents an amortization of the unfunded portion of the actuarial liabilities of the 

Police Pension Plan over a closed period of time, the Village’s required contributions to the Police Pension Plan are 
expected to increase, possibly by a significant margin, during the period of fiscal years leading up to 2040.  

 
The Village’s contribution rate as of the April 30, 2016 actuarial valuation was 36.36% of covered payroll.  

For the fiscal year ended April 30, 2016, the Village contributed $1,541,722 to the Police Pension Plan, which 
compares to a contribution of $1,433,326 for the fiscal year ended April 30, 2015. 

 
Measures of Financial Position 

 
The following table provides statistical information produced pursuant to the New GASB Standards with respect 

to the Police Pension Plan for each of the last three fiscal years.  The Total Pension Liability as of April 30, 2016, was 
calculated pursuant to the current Discount Rate of 6.00%: 

FISCAL YEAR 

ENDED APRIL 30 
TOTAL PENSION 

LIABILITY 

FIDUCIARY 

NET 

POSITION 
NET PENSION 

LIABILITY 

FIDUCIARY NET POSITION 

AS A % OF TOTAL PENSION 

LIABILITY 

2014 $52,015,638 $36,997,524 $15,018,114 71.1% 
2015 58,189,441 39,864,963 18,324,478 68.5% 
2016 65,569,436 39,628,372 25,941,064 60.4% 

______________________________ 
Source: The 2016 Audit and the Actual Valuation Report of the Vernon Hills Police Pension Fund, prepared by 

Timothy W. Sharpe, Actuary, Geneva, Illinois, as of April 30, 2016. 
 

See Note 9 to the Audit, and the related required supplementary information disclosures, for a description of 
the Police Pension Plan, the Village’s funding policy, information on the assumptions and methods used by the actuary 
for the Police Pension Plan, and the financial reporting information required by the New GASB Standards. 
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Other Post-Employment Benefits 
 
In addition to providing the pension benefits described above, the Village provides post-employment healthcare 

benefits (“OPEB”) for retired employees through a single-employer defined benefit plan (the “OPEB Plan”).  The 
benefits, benefit levels, employee contributions and employer contributions are governed by the Board and can be 
amended by the Village through its personnel manual and union contracts. For additional information regarding the 
OPEB Plan, see Note 10 to the 2016 Audit. 

 
The Village funds the OPEB Plan on a pay-as-you-go basis. Pay-as-you-go funding refers to the fact that assets 

are not accumulated or dedicated to fund these obligations. Instead, the Village contributes the amount necessary to 
fund its share of the current year costs of providing such benefits. For the fiscal years ended April 30, 2014, April 30, 
2015 and April 30, 2016, the Village contributed $149,016, $104,646 and $159,180, respectively. 

 
For additional information on the Village’s post-employment benefits other than pensions, see Note 10 and the 

required supplementary information to the Audit. 
 

 

REGISTRATION, TRANSFER AND EXCHANGE 
 
See also APPENDIX B for information on registration, transfer and exchange of book-entry bonds.  The Bonds 

will be initially issued as book-entry bonds. 
 

The Village shall cause books (the “Bond Register”) for the registration and for the transfer of the Bonds to be 
kept at the principal corporate trust office of the Bond Registrar in Chicago, Illinois.  The Village will authorize to be 
prepared, and the Bond Registrar shall keep custody of, multiple bond blanks executed by the Village for use in the 
transfer and exchange of Bonds. 
 

Any Bond may be transferred or exchanged, but only in the manner, subject to the limitations, and upon 
payment of the charges as set forth in the Bond Ordinance.  Upon surrender for transfer or exchange of any Bond at the 
principal corporate trust office of the Bond Registrar, duly endorsed by, or accompanied by a written instrument or 
instruments of transfer in form satisfactory to the Bond Registrar and duly executed by the registered owner or such 
owner’s attorney duly authorized in writing, the Village shall execute and the Bond Registrar shall authenticate, date 
and deliver in the name of the registered owner, transferee or transferees (as the case may be) a new fully registered 
Bond or Bonds of the same maturity and interest rate of authorized denominations, for a like aggregate principal 
amount. 
 

The execution by the Village of any fully registered Bond shall constitute full and due authorization of such 
Bond, and the Bond Registrar shall thereby be authorized to authenticate, date and deliver such Bond, provided, 
however, the principal amount of outstanding Bonds of each maturity authenticated by the Bond Registrar shall not 
exceed the authorized principal amount of Bonds for such maturity less Bonds previously paid. 

 
 The Bond Registrar shall not be required to transfer or exchange any Bond following the close of business on 
the 15th day of the month in which an interest payment date occurs on such Bond and ending at the opening of business 
on such interest payment date, nor to transfer or exchange any Bond after notice calling such Bond for redemption has 
been mailed, nor during any period of fifteen days next preceding mailing of a notice of redemption of any Bonds.  
Interest is payable to the registered owner of record as of the 15th day of the calendar month of such interest payment 
date. 
 
 The person in whose name any Bond shall be registered shall be deemed and regarded as the absolute owner 
thereof for all purposes, and payment of the principal of or interest on any Bonds shall be made only to or upon the 
order of the registered owner thereof or such owner’s legal representative.  All such payments shall be valid and 
effectual to satisfy and discharge the liability upon such Bond to the extent of the sum or sums so paid. 



Village of Vernon Hills, Lake County, Illinois 
$20,190,000 Taxable General Obligation Bonds, Series 2017 

 38

 
 

No service charge shall be made for any transfer or exchange of Bonds, but the Village or the Bond Registrar 
may require payment of a sum sufficient to cover any tax or other governmental charge that may be imposed in 
connection with any transfer or exchange of Bonds except in the case of the issuance of a Bond or Bonds for the 
unredeemed portion of a Bond surrendered for redemption. 
 
 

TAX MATTERS 
 
Interest on the Bonds is includible in gross income of the owners thereof for federal income tax purposes.  

Ownership of the Bonds may result in other federal income tax consequences to certain taxpayers.  Bondholders should 
consult their tax advisors with respect to the inclusion of interest on the Bonds in gross income for federal income tax 
purposes and any collateral tax consequences. 
 

Interest on the Bonds is not exempt from present State income taxes.  Ownership of the Bonds may result in 
other state and local tax consequences to certain taxpayers.  Bond Counsel expresses no opinion regarding any such 
collateral consequences arising with respect to the Bonds.  Prospective purchasers of the Bonds should consult their tax 
advisors regarding the applicability of any such state and local taxes. 
 

 
CONTINUING DISCLOSURE 

 
The Village will enter into a Continuing Disclosure Undertaking (the “Undertaking”) for the benefit of the 

beneficial owners of the Bonds to send certain information annually and to provide notice of certain events to the 
Municipal Securities Rulemaking Board (the “MSRB”) pursuant to the requirements of Section (b)(5) of the Rule.  No 
person, other than the Village, has undertaken, or is otherwise expected, to provide continuing disclosure with respect 
to the Bonds.  The information to be provided on an annual basis, the events which will be noticed on an occurrence 
basis and a summary of other terms of the Undertaking, including termination, amendment and remedies, are set forth 
below under “THE UNDERTAKING.” 
 

There have been no instances in the previous five years in which the Village failed to comply, in all material 
respects, with any undertaking previously entered into by it pursuant to the Rule.  A failure by the Village to comply 
with the Undertaking will not constitute a default under the Bond Ordinance and beneficial owners of the Bonds are 
limited to the remedies described in the Undertaking.  The Village must report any failure to comply with the 
Undertaking in accordance with the Rule.  Any broker, dealer or municipal securities dealer must consider such report 
before recommending the purchase or sale of the Bonds in the secondary market.  Consequently, such a failure may 
adversely affect the transferability and liquidity of the Bonds and their market price. 

 
 

THE UNDERTAKING 
 

The following is a brief summary of certain provisions of the Undertaking of the Village and does not purport 
to be complete.  The statements made under this caption are subject to the detailed provisions of the Undertaking, a 
copy of which is available upon request from the Village. 
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Annual Financial Information Disclosure 
 

The Village covenants that it will disseminate its Annual Financial Information and its Audited Financial 
Statements, if any (as described below) to the MSRB in such manner and format and accompanied by identifying 
information as is prescribed by the MSRB or the Commission at the time of delivery of such information.  At present, 
such dissemination is made through the MSRB’s Electronic Municipal Market Access system referred to as EMMA 
(“EMMA”).  The Village is required to deliver such information within 210 days after the last day of the Village’s 
fiscal year (currently on April 30), beginning with the fiscal year ending April 30, 2017.  If Audited Financial 
Statements are not available when the Annual Financial Information is filed, the Village will submit audited financial 
statements to EMMA within 30 days after availability to the Village.  MSRB Rule G-32 requires all EMMA filings to 
be in word-searchable PDF format.  This requirement extends to all documents to be filed with EMMA, including 
financial statements and other externally prepared reports. 

 
“Annual Financial Information” means 

 
1. The table under the heading of Retailers’ Occupation, Service Occupation and Use Tax 

within this Final Official Statement; 
2. All of the tables under the heading PROPERTY ASSESSMENT AND TAX 

INFORMATION within this Final Official Statement; 
3. All of the tables under the heading DEBT INFORMATION within this Final Official 

Statement; and 
4. All of the tables under the heading FINANCIAL INFORMATION (Excluding Budget and 

Interim Financial Information) within this Final Official Statement. 
 

“Audited Financial Statements” means the Village’s annual audited financial statements of the Village prepared 
in accordance with accounting principles generally accepted in the United States of America. 
 
 
Reportable Events Disclosure 
 

The Village  covenants that it will disseminate in a timely manner (not in excess of ten business days after the 
occurrence of the Reportable Event) Reportable Events Disclosure to the MSRB in such manner and format and 
accompanied by identifying information as is prescribed by the MSRB or the Commission at the time of delivery of 
such information.  MSRB Rule G-32 requires all EMMA filings to be in word-searchable PDF format.  This 
requirement extends to all documents to be filed with EMMA, including financial statements and other externally 
prepared reports.  The “Events” are: 
 

1. Principal and interest payment delinquencies 
2. Non-payment related defaults, if material 
3. Unscheduled draws on debt service reserves reflecting financial difficulties 
4.  Unscheduled draws on credit enhancements reflecting financial difficulties 
5.  Substitution of credit or liquidity providers, or their failure to perform 
6.  Adverse tax opinions, the issuance by the Internal Revenue Service of proposed or final determinations 

of taxability, Notices of Proposed Issue (IRS Form 5701-TEB) or other material notices or 
determinations with respect to the tax status of the security, or other material events affecting the tax 
status of the security 

7.  Modifications to the rights of security holders, if material 
8.  Bond calls, if material, and tender offers 
9.  Defeasances 
10.  Release, substitution or sale of property securing repayment of the securities, if material 
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11.  Rating changes 
12.  Bankruptcy, insolvency, receivership or similar event of the Village* 
13.  The consummation of a merger, consolidation, or acquisition involving the Village or the sale of all or 

substantially all of the assets of the Village, other than in the ordinary course of business, the entry into 
a definitive agreement to undertake such an action or the termination of a definitive agreement relating 
to any such actions, other than pursuant to its terms, if material 

14.  Appointment of a successor or additional trustee or the change of name of a trustee, if material. 
 
 
Consequences of Failure of the Village to Provide Information 

The Village shall give notice in a timely manner to the MSRB of any failure to provide disclosure of Annual 
Financial Information and Audited Financial Statements when the same are due under the Undertaking. 

In the event of a failure of the Village to comply with any provision of the Undertaking, the beneficial owner of 
any Bond may seek mandamus or specific performance by court order, to cause the Village to comply with its 
obligations under the Undertaking.  A default under the Undertaking shall not be deemed a default under the Bond 
Ordinance, and the sole remedy under the Undertaking in the event of any failure of the Village to comply with the 
Undertaking shall be an action to compel performance. 
 
 
Amendment; Waiver 
 

Notwithstanding any other provision of the Undertaking, the Village by ordinance authorizing such amendment 
or waiver, may amend the Undertaking, and any provision of the Undertaking may be waived, if: 
 

(a) (i) The amendment or the waiver is made in connection with a change in circumstances that arises 
from a change in legal requirements, including, without limitation, pursuant to a “no-action” letter issued by 
the Commission, a change in law, or a change in the identity, nature, or status of the Village, or type of 
business conducted; or 
 

(ii) The Undertaking, as amended, or the provision, as waived, would have complied with the 
requirements of the Rule at the time of the primary offering, after taking into account any amendments or 
interpretations of the Rule, as well as any change in circumstances; and 
 
(b) The amendment or waiver does not materially impair the interests of the beneficial owners of the 
Bonds, as determined by parties unaffiliated with the Village (such as Bond Counsel). 

 
In the event that the Commission or the MSRB or other regulatory authority approves or requires Annual 

Financial Information or notices of a Reportable Event to be filed with a central post office, governmental agency or 
similar entity other than the MSRB or in lieu of the MSRB, the Village shall, if required, make such dissemination to 
such central post office, governmental agency or similar entity without the necessity of amending the Undertaking. 
 
 
* This event is considered to occur when any of the following occur:  the appointment of a receiver, fiscal agent or similar officer for the Village in a 

proceeding under the U.S. Bankruptcy Code or in any other proceeding under state or federal law in which a court or governmental authority has 
assumed jurisdiction over substantially all of the assets or business of the Village, or if such jurisdiction has been assumed by leaving the existing 
governing body and officials or officers in possession but subject to the supervision and orders of a court or governmental authority, or the entry of an 
order confirming a plan of reorganization, arrangement or liquidation by a court or governmental authority having supervision or jurisdiction over 
substantially all of the assets or business of the Village. 
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Termination of Undertaking 
 

The Undertaking shall be terminated if the Village shall no longer have any legal liability for any obligation on 
or relating to repayment of the Bonds under the Bond Ordinance.  The Village shall give notice to the MSRB in a 
timely manner if this paragraph is applicable. 
 
 
Future Changes to the Rule 

 
Notwithstanding anything in the Undertaking to the contrary, in the event the Commission, the MSRB or other 

regulatory authority approves or requires changes to the requirements of the Rule, the Village is permitted, but is not be 
required, to unilaterally modify the covenants in of the Undertaking, without complying with the requirements 
described in “—Termination of Undertaking” above, in order to comply with, or conform to, such changes.  In the 
event of any such modification of the Undertaking, the Village will file a copy of the Undertaking, as revised, on 
EMMA in a timely manner. 
 
 
Additional Information 
 

Nothing in the Undertaking shall be deemed to prevent the Village from disseminating any other information, 
using the means of dissemination set forth in the Undertaking or any other means of communication, or including any 
other information in any Annual Financial Information or Audited Financial Statements or notice of occurrence of a 
Reportable Event, in addition to that which is required by the Undertaking.  If the Village chooses to include any 
information from any document or notice of occurrence of a Reportable Event in addition to that which is specifically 
required by the Undertaking, the Village shall have no obligation under the Undertaking to update such information or 
include it in any future disclosure or notice of occurrence of a Reportable Event. 

 
 
Dissemination of Information; Dissemination Agent 
 

When filings are required to be made with the MSRB in accordance with the Undertaking, such filings are 
required to be made through EMMA for municipal securities disclosure or through any other electronic format or 
system prescribed by the MSRB for purposes of the Rule.   
 

The Village may, from time to time, appoint or engage a Dissemination Agent to assist it in carrying out its 
obligations under the Undertaking, and may discharge any such Agent, with or without appointing a successor 
Dissemination Agent. 

 
 

LITIGATION 
 

There is no litigation of any nature now pending or threatened restraining or enjoining the issuance, sale, 
execution or delivery of the Bonds, or in any way contesting or affecting the validity of the Bonds or any proceedings 
of the Village taken with respect to the issuance or sale thereof. 
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CERTAIN LEGAL MATTERS 
 

Certain legal matters incident to the authorization, issuance and sale of the Bonds are subject to the approving 
legal opinion of Chapman and Cutler LLP, Chicago, Illinois (“Chapman and Cutler”), Bond Counsel, who has been 
retained by, and acts as, Bond Counsel to the Village.  Chapman and Cutler has also been retained by the Village to serve 
as Disclosure Counsel to the Village with respect to the Bonds.  Although as Disclosure Counsel to the Village, Chapman 
and Cutler has assisted the Village with certain disclosure matters, Chapman and Cutler has not undertaken to 
independently verify the accuracy, completeness or fairness of any of the statements contained in this Final Official 
Statement or other offering material related to the Bonds and does not guarantee the accuracy, completeness or fairness of 
such information.  Chapman and Cutler’s engagement as Disclosure Counsel was undertaken solely at the request and for 
the benefit of the Village, to assist it in discharging its responsibility with respect to the Final Official Statement, and not 
for the benefit of any other person (including any person purchasing Bonds from the Underwriter (as hereinafter defined)), 
and did not include any obligation to establish or confirm factual matters, forecasts, projections, estimates or any other 
financial or economic information in connection therewith.  Further, Chapman and Cutler makes no representation as to 
the suitability of the Bonds for investment by any investor. 

 
 

FINAL OFFICIAL STATEMENT AUTHORIZATION 
 

This Final Official Statement has been authorized for distribution to prospective purchasers of the Bonds.  All 
statements, information, and statistics herein are believed to be correct but are not guaranteed by the consultants or by 
the Village, and all expressions of opinion, whether or not so stated, are intended only as such. 
 
 

INVESTMENT RATING 
 
The Bonds have been rated AAA (Stable Outlook) by S&P.  The Village has supplied certain information and 

material concerning the Bonds and the Village to the rating service shown on the cover page, including certain 
information and materials which may not have been included in this Final Official Statement, as part of its application 
for an investment rating on the Bonds.  A rating reflects only the views of the rating agency assigning such rating and 
an explanation of the significance of such rating may be obtained from such rating agency.  Generally, such rating 
service bases its rating on such information and material, and also on such investigations, studies and assumptions that 
it may undertake independently.  There is no assurance that such rating will continue for any given period of time or 
that it may not be lowered or withdrawn entirely by such rating service if, in its judgment, circumstances so warrant.  
Any such downward change in or withdrawal of such rating may have an adverse effect on the secondary market price 
of the Bonds.  An explanation of the significance of the investment rating may be obtained from the rating agency:  
S&P Global Ratings Corporation, 55 Water Street, New York, New York 10041, telephone 212-438-2000.  The 
Village will provide appropriate periodic credit information to the rating service to maintain a rating on the Bonds. 
 
 

UNDERWRITING 
 

The Bonds were offered for sale by the Village at a public, competitive sale on May 16, 2017.  The best bid 
submitted at the sale was submitted by Robert W. Baird & Co., Inc., Milwaukee, Wisconsin (the “Underwriter”).  The 
Village awarded the contract for sale of the Bonds to the Underwriter at a price of $19,988,100.00 (reflecting the par 
amount of $20,190,000, less an Underwriter’s discount of $201,900.00).  The Underwriter has represented to the 
Village that the Bonds have been subsequently re-offered to the public initially at the yields set forth on the cover of this 
Final Official Statement. 
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MUNICIPAL ADVISOR 
 
The Village has engaged Speer Financial, Inc. as municipal advisor (the “Municipal Advisor”) in connection 

with the issuance and sale of the Bonds.  The Municipal Advisor is a Registered Municipal Advisor in accordance with 
the rules of the MSRB.  The Municipal Advisor will not participate in the underwriting of the Bonds.  The financial 
information included in the Final Official Statement has been compiled by the Municipal Advisor.  Such information 
does not purport to be a review, audit or certified forecast of future events and may not conform with accounting 
principles applicable to compilations of financial information.  The Municipal Advisor is not obligated to undertake any 
independent verification of or to assume any responsibility for the accuracy, completeness or fairness of the information 
contained in this Final Official Statement, nor is the Municipal Advisor obligated by the Village’s continuing disclosure 
undertaking. 
 
 

CERTIFICATION 
 
 We have examined this Final Official Statement dated May 16, 2017, for the $20,190,000 Taxable General 
Obligation Bonds, Series 2017, believe it to be true and correct and the Village will provide to the purchaser of the 
Bonds at the time of delivery a certificate confirming to the purchaser that to the best of our knowledge and belief 
information in the Final Official Statement was at the time of acceptance of the bid for the Bonds and, including any 
addenda thereto, was at the time of delivery of the Bonds true and correct in all material respects and does not include 
any untrue statement of a material fact, nor does it omit the statement of any material fact required to be stated therein, 
or necessary to make the statements therein, in the light of the circumstances under which they were made, not 
misleading. 
 
 
 
 
 
/s/ JOHN KALMAR /s/ NIKKI LARSON 
  Village Manager   Director of Finance 
  VILLAGE OF VERNON HILLS     VILLAGE OF VERNON HILLS 
  Lake County, Illinois   Lake County, Illinois 
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APPENDIX A 
 

VILLAGE OF VERNON HILLS, LAKE COUNTY, ILLINOIS 
 

FISCAL YEAR 2016 COMPREHENSIVE ANNUAL FINANCIAL REPORT 
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APPENDIX B 
DESCRIBING BOOK-ENTRY-ONLY ISSUANCE 

 
1. The Depository Trust Company (“DTC”), New York, New York, will act as securities depository for 

the Bonds (the “Securities”). The Securities will be issued as fully-registered securities registered in the name of Cede 
& Co. (DTC’s partnership nominee) or such other name as may be requested by an authorized representative of DTC. 
One fully-registered Security certificate will be issued for each issue of the Securities, each in the aggregate principal 
amount of such issue, and will be deposited with DTC.  
 

2. DTC, the world’s largest securities depository, is a limited-purpose trust company organized under the 
New York Banking Law, a “banking organization” within the meaning of the New York Banking Law, a member of 
the Federal Reserve System, a “clearing corporation” within the meaning of the New York Uniform Commercial Code, 
and a “clearing agency” registered pursuant to the provisions of Section 17A of the Securities Exchange Act of 1934. 
DTC holds and provides asset servicing for over 3.5 million issues of U.S. and non-U.S. equity issues, corporate and 
municipal debt issues, and money market instruments (from over 100 countries) that DTC’s participants (“Direct 
Participants”) deposit with DTC. DTC also facilitates the post-trade settlement among Direct Participants of sales and 
other securities transactions in deposited securities, through electronic computerized book-entry transfers and pledges 
between Direct Participants’ accounts. This eliminates the need for physical movement of securities certificates. Direct 
Participants include both U.S. and non-U.S. securities brokers and dealers, banks, trust companies, clearing 
corporations, and certain other organizations. DTC is a wholly-owned subsidiary of The Depository Trust & Clearing 
Corporation (“DTCC”). DTCC is the holding company for DTC, National Securities Clearing Corporation and Fixed 
Income Clearing Corporation, all of which are registered clearing agencies. DTCC is owned by the users of its 
regulated subsidiaries. Access to the DTC system is also available to others such as both U.S. and non-U.S. securities 
brokers and dealers, banks, trust companies, and clearing corporations that clear through or maintain a custodial 
relationship with a Direct Participant, either directly or indirectly (“Indirect Participants”). DTC has Standard & Poor’s 
rating:  AA+. The DTC Rules applicable to its Participants are on file with the Securities and Exchange Commission. 
More information about DTC can be found at www.dtcc.com. 
 

3. Purchases of Securities under the DTC system must be made by or through Direct Participants, which 
will receive a credit for the Securities on DTC’s records. The ownership interest of each actual purchaser of each 
Security (“Beneficial Owner”) is in turn to be recorded on the Direct and Indirect Participants’ records. Beneficial 
Owners will not receive written confirmation from DTC of their purchase. Beneficial Owners are, however, expected 
to receive written confirmations providing details of the transaction, as well as periodic statements of their holdings, 
from the Direct or Indirect Participant through which the Beneficial Owner entered into the transaction. Transfers of 
ownership interests in the Securities are to be accomplished by entries made on the books of Direct and Indirect 
Participants acting on behalf of Beneficial Owners. Beneficial Owners will not receive certificates representing their 
ownership interests in Securities, except in the event that use of the book-entry system for the Securities is 
discontinued. 
 

4. To facilitate subsequent transfers, all Securities deposited by Direct Participants with DTC are 
registered in the name of DTC’s partnership nominee, Cede & Co., or such other name as may be requested by an 
authorized representative of DTC. The deposit of Securities with DTC and their registration in the name of Cede & Co. 
or such other DTC nominee do not effect any change in beneficial ownership. DTC has no knowledge of the actual 
Beneficial Owners of the Securities; DTC’s records reflect only the identity of the Direct Participants to whose accounts 
such Securities are credited, which may or may not be the Beneficial Owners. The Direct and Indirect Participants will 
remain responsible for keeping account of their holdings on behalf of their customers. 
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5. Conveyance of notices and other communications by DTC to Direct Participants, by Direct Participants 
to Indirect Participants, and by Direct Participants and Indirect Participants to Beneficial Owners will be governed by 
arrangements among them, subject to any statutory or regulatory requirements as may be in effect from time to time. 
Beneficial Owners of Securities may wish to take certain steps to augment the transmission to them of notices of 
significant events with respect to the Securities, such as redemptions, tenders, defaults, and proposed amendments to 
the Security documents. For example, Beneficial Owners of Securities may wish to ascertain that the nominee holding 
the Securities for their benefit has agreed to obtain and transmit notices to Beneficial Owners. In the alternative, 
Beneficial Owners may wish to provide their names and addresses to the registrar and request that copies of notices be 
provided directly to them. 
 

6. Redemption notices shall be sent to DTC. If less than all of the Securities within an issue are being 
redeemed, DTC’s practice is to determine by lot the amount of the interest of each Direct Participant in such issue to be 
redeemed. 
 

7. Neither DTC nor Cede & Co. (nor any other DTC nominee) will consent or vote with respect to 
Securities unless authorized by a Direct Participant in accordance with DTC’s MMI Procedures. Under its usual 
procedures, DTC mails an Omnibus Proxy to the Village as soon as possible after the record date. The Omnibus Proxy 
assigns Cede & Co.’s consenting or voting rights to those Direct Participants to whose accounts Securities are credited 
on the record date (identified in a listing attached to the Omnibus Proxy). 
 

8. Redemption proceeds, distributions, and dividend payments on the Securities will be made to Cede & 
Co., or such other nominee as may be requested by an authorized representative of DTC. DTC’s practice is to credit 
Direct Participants’ accounts upon DTC’s receipt of funds and corresponding detail information from the Village or the 
Paying Agent, on payable date in accordance with their respective holdings shown on DTC’s records. Payments by 
Participants to Beneficial Owners will be governed by standing instructions and customary practices, as is the case with 
securities held for the accounts of customers in bearer form or registered in “street name,” and will be the 
responsibility of such Participant and not of DTC, the Paying Agent, or the Village, subject to any statutory or 
regulatory requirements as may be in effect from time to time. Payment of redemption proceeds, distributions, and 
dividend payments to Cede & Co. (or such other nominee as may be requested by an authorized representative of DTC) 
is the responsibility of the Village or the Paying Agent, disbursement of such payments to Direct Participants will be 
the responsibility of DTC, and disbursement of such payments to the Beneficial Owners will be the responsibility of 
Direct and Indirect Participants. 
 

9. A Beneficial Owner shall give notice to elect to have its Securities purchased or tendered, through its 
Participant, to any Tender/Remarketing Agent, and shall effect delivery of such Securities by causing the Direct 
Participant to transfer the Participant’s interest in the Securities, on DTC’s records, to any Tender/Remarketing Agent. 
The requirement for physical delivery of Securities in connection with an optional tender or a mandatory purchase will 
be deemed satisfied when the ownership rights in the Securities are transferred by Direct Participants on DTC’s records 
and followed by a book-entry credit of tendered Securities to any Tender/Remarketing Agent’s DTC account. 
 

10. DTC may discontinue providing its services as depository with respect to the Securities at any time by 
giving reasonable notice to the Village or the Paying Agent. Under such circumstances, in the event that a successor 
depository is not obtained, Security certificates are required to be printed and delivered. 
 

11. The Village may decide to discontinue use of the system of book-entry-only transfers through DTC (or 
a successor securities depository). In that event, Security certificates will be printed and delivered to DTC. 
 

12. The information in this section concerning DTC and DTC’s book-entry system has been obtained from 
sources that the Village believes to be reliable, but the Village takes no responsibility for the accuracy thereof. 
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APPENDIX C 
 

PROPOSED FORM OF OPINION OF BOND COUNSEL 
 

[LETTERHEAD OF CHAPMAN AND CUTLER LLP] 
 

[TO BE DATED CLOSING DATE] 
 

We hereby certify that we have examined certified copy of the proceedings (the “Proceedings”) of the 
President and Board of Trustees of the Village of Vernon Hills, Lake County, Illinois (the “Village”), passed 
preliminary to the issue by the Village of its fully registered Taxable General Obligation Bonds, Series 2017 
(the “Bonds”), to the amount of $20,190,000, dated the date hereof, due serially on March 30 of the years and 
in the amounts and bearing interest as follows: 

 
2021 $   945,000 2.00% 
2022 965,000 2.15% 
2023 985,000 2.35% 
2024 1,005,000 2.55% 
2025 1,035,000 2.70% 
2026 1,060,000 2.85% 
2027 1,090,000 3.00% 
2028 1,125,000 3.10% 
2029 1,160,000 3.20% 
2030 1,195,000 3.30% 
2031 1,235,000 3.40% 
2032 1,275,000 3.50% 
2033 1,320,000 3.60% 
2034 1,370,000 3.70% 
2037 4,425,000 3.90% 

the Bonds due on March 30, 2037, being subject to mandatory redemption, in integral multiples of $5,000 
selected by lot by the Bond Registrar, at a redemption price of par plus accrued interest to the redemption date, 
on March 30 of the years and in the principal amounts as follows: 

YEAR PRINCIPAL AMOUNT 

2035 $1,420,000 
2036 1,475,000 
2037 1,530,000 (stated maturity) 

the Bonds due on or after March 30, 2023, being subject to redemption prior to maturity at the option of the 
Village as a whole or in part in any order of their maturity as determined by the Village (less than all of the 
Bonds of a single maturity to be selected by the Bond Registrar), on March 30, 2022, or on any date thereafter, 
at the redemption price of par plus accrued interest to the redemption date, as provided in the Proceedings, and 
we are of the opinion that the Proceedings show lawful authority for said issue under the laws of the State of 
Illinois now in force. 
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We further certify that we have examined the form of bond prescribed for said issue and find the same in 
due form of law, and in our opinion said issue, to the amount named, is valid and legally binding upon the 
Village and is payable from any funds of the Village legally available for such purpose, and all taxable property 
in the Village is subject to the levy of taxes to pay the same without limitation as to rate or amount, except that 
the rights of the owners of the Bonds and the enforceability of the Bonds may be limited by bankruptcy, 
insolvency, moratorium, reorganization and other similar laws affecting creditors’ rights and by equitable 
principles, whether considered at law or in equity, including the exercise of judicial discretion. 

It is our opinion that under present law, interest on the Bonds is includible in gross income of the owners 
thereof for federal income tax purposes.  Ownership of the Bonds may result in other federal income tax 
consequences to certain taxpayers.  Bondholders should consult their own tax advisors concerning tax 
consequences of ownership of the Bonds. 

We express no opinion herein as to the accuracy, adequacy or completeness of any information 
furnished to any person in connection with any offer or sale of the Bonds. 

In rendering this opinion, we have relied upon certifications of the Village with respect to certain 
material facts within the Village’s knowledge.  Our opinion represents our legal judgment based upon our 
review of the law and the facts that we deem relevant to render such opinion and is not a guarantee of a result.  
This opinion is given as of the date hereof and we assume no obligation to revise or supplement this opinion to 
reflect any facts or circumstances that may hereafter come to our attention or any changes in law that may 
hereafter occur. 
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I. INTRODUCTION 
 
The Village of Vernon Hills (the “Village”) is a suburban municipality located approximately 35 
miles north of downtown Chicago with a population of 25,113 citizens (according to the 2010 
U.S. Census).  The Village has experienced significant growth in population between 1970 and 
1980 and has experienced continued growth since such period although at a lower growth rate. In 
this Plan, the Village proposes a Tax Increment Financing Redevelopment Plan (the “Plan” or 
“Redevelopment Plan”) to enable an area within the Village to overcome a number of 
redevelopment barriers.   
 
Kane, McKenna and Associates, Inc. (KMA) has been retained by the Village to conduct an 
analysis of the potential qualification and designation of the area as a “redevelopment project 
area” pursuant to the Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1, et. 
seq., as amended (the “Act” or “TIF Act”), and to assist the Village in drafting this 
Redevelopment Plan. 

 
TIF Plan Requirements.  The Act enables Illinois municipalities to establish redevelopment 
project areas, either to eliminate the presence of blight or to prevent its onset.  The Act finds that 
municipal TIF authority serves a public interest in order to:  “promote and protect the health, 
safety, morals, and welfare of the public, that blighted conditions need to be eradicated and 
conservation measures instituted, and that redevelopment of such areas be undertaken; that to 
remove and alleviate adverse conditions it is necessary to encourage private investment and 
restore and enhance the tax base of the taxing districts in such areas by the development or 
redevelopment of project areas” (65 ILCS 5/11-74.4-2(b)). 
 
The Village is preparing this Plan as required by the Act.  Pursuant to the Act, a “redevelopment 
plan”  means the comprehensive program of the municipality for development or redevelopment 
intended by the payment of redevelopment project costs to reduce or eliminate those conditions 
the existence of which qualified the redevelopment project area as a "blighted area" or 
"conservation area" or combination thereof or "industrial park conservation area," and thereby to 
enhance the tax bases of the taxing districts which extend into the redevelopment project area. 
 
To establish a redevelopment project area, Illinois municipalities must adopt several documents, 
including a redevelopment plan and eligibility report. 
 
Community Background.  The Village was incorporated in 1958 and has developed from a 
rural community that included numerous country estates to a suburban residential community 
with significant retail development commencing in the 1970’s.  The most significant growth in 
population occurred between 1970 and 1980 when the population increased from 1,056 to 9,827 
(830.5%) with an additional population increases to 15,319 by 1990 (55.9% since 1980), 20,120 
by 2000 (31.3% since 1990) and 25,113 by 2010 (24.8% since 2000) as reported by the Bureau 
of the Census.  The development of the Village was spurred by the construction of the Hawthorn 
Mall Shopping Center in 1973 which was followed by the development of residential housing, 
significant additional retail uses and various other office and industrial parks.    
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The Village is bordered by the municipalities of Libertyville to the north, Mundelein, Indian 
Creek and Long Grove to the west, Buffalo Grove to the south and Mettawa and Lincolnshire to 
the east.   
 
The Village has a number of important assets that create an economically competitive 
environment for businesses and attracts residents to the community.  The Village is well served 
by a grid of arterial roads and state highways, including Routes 21, 45, 60 and 83, and the nearby 
Tri-State Tollway (Interstate 94) with entrance ramps on both Routes 22 and 60.  Additionally, 
the Chicago – O’Hare International Airport is located approximately 25 miles south of the 
Village and the General Mitchell International Airport is located approximately 60 miles north of 
the Village both located near the Tri-State Tollway.  Also, METRA provides commuter rail 
service to a station located within the Village. 
 
The RPA (as such term is hereinafter defined) has a number of important assets including the 
following: 
 

1) Both Route 21 and Route 60 are major arterial roads and provide the traffic counts 
necessary to support commercial and retail uses; 

2) The RPA is situated near many other retailers that would complement any new uses 
within the proposed redevelopment project area; and 

3) The RPA is a gateway to the Village and as such presents a major opportunity for 
helping visitors to form a positive first impression and strengthen the view of the 
Village. 

 
Despite the RPA strengths, the RPA is currently underutilized.  The RPA as a whole suffers from 
a variety of economic development impediments as identified in the Act, such as chronic 
flooding and use of the site as a disposal site.  The TIF Qualification Report (as such term is 
hereinafter defined) identifies other impediments to redevelopment. 
 
The RPA has the potential for redevelopment of certain underutilized properties.  Such 
redevelopment would build upon locational advantages and establish commercial uses.  As such, 
the Village has identified a number of objectives for redevelopment, with tax increment 
financing acting as a tool to achieve them.  Please refer to Section III of this Plan for additional 
information about goals, objectives and activities to support redevelopment. 
 
The Proposed TIF District.  The proposed redevelopment project area is located in the Village 
and consists of 2 tax parcels, consisting of approximately 50 acres located adjacent to Route 21 
and Route 60 in the Village, and the adjacent right of ways (the “RPA” or “TIF District”).  The 
proposed RPA is generally located north of Townline Road (Route 60), south of Ring Drive as 
extended (which is also part of the northern border of the Village), east of Milwaukee Avenue 
(Route 21) and west of the Des Plaines River and the Lake County Forest Preserve properties. 
 
The RPA suffers from a variety of economic development impediments as defined in the TIF 
Act.  Section V of the TIF Qualification Report (see Appendix 5) identifies the impediments to 
redevelopment: 
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On balance, the combination of these factors limits the opportunities for private reinvestment 
within and around the RPA.  Such factors potentially suppress the value of future development 
and weaken the potential for business growth thereby limiting employment and contributing to 
the lack of sustained investment in the area. 
 
The RPA would be suitable for new development if the Village is able to coordinate uses and 
redevelopment activity by the Village.  Under this TIF Redevelopment Plan and as part of its 
comprehensive economic development planning, the Village intends to attract and encourage 
residential, recreational, commercial and retail/mixed uses to locate, upgrade, expand and/or 
modernize their facilities.  Through the establishment of the RPA, the Village would implement 
a program to redevelop key areas within the RPA through the provision of public improvements 
and coordination of redevelopment activities.  In so doing, the Village would stabilize the area, 
extend benefits to the community, and assist affected taxing districts over the long run. 
 
Rationale for Redevelopment Plan.  The Village recognizes the need for a strategy to revitalize 
properties and promote development within the boundaries of the RPA.  The needed private 
investment would only be possible if a TIF District is adopted pursuant to the terms of the Act. 
Incremental property tax revenue generated by the development will play a decisive role in 
encouraging private development.  Site conditions that have discouraged intensive private 
investment in the past will be eliminated.  Ultimately, the implementation of the Plan will benefit 
both the Village and surrounding taxing districts, by virtue of the expected expansion of the tax 
base. 
 
The Village has determined that the area as a whole would not be developed in a coordinated 
manner without the adoption of this Plan.  The Village, with the assistance of KMA, has 
therefore commissioned this Plan to use tax increment financing in order to address local needs 
and to meet redevelopment goals and objectives. 
 
The adoption of this Plan makes possible the implementation of a comprehensive program for 
the economic redevelopment of the area.  By means of public investment and land assembly, the 
RPA will become a more viable area that will attract private investment.  The public investment 
and land assembly will lay the foundation for the redevelopment of the area with private capital.  
This in turn will set the stage for future residential, recreational, commercial and retail/mixed use 
opportunities surrounding the area. 
 
The designation of the area as an RPA will allow the Village to pursue the following beneficial 
strategies: 

 
• Attraction of new businesses to the Village; 

 
• Providing infrastructure that supports subsequent redevelopment plans for the RPA; 

 
• Assembling land in order to provide sites for redevelopment;  
 
• Entering into redevelopment agreements in order to redevelop property and/or to induce 

new development to locate within the RPA; 
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• Establishing a pattern of land-use activities that will increase efficiency and economic 

inter-relationships, especially as such uses complement adjacent current and/or future 
commercial opportunities and Village redevelopment projects within the RPA and/or 
surrounding area; and 

 
• Enhancing area appearance through improvements to landscape, streetscape and signage. 

 
Through this Plan, the Village will direct the coordination and assembly of the assets and 
investments of the private sector and establish a unified, cooperative public-private 
redevelopment effort.  Several benefits are expected to accrue to the area: entry of new 
businesses; new employment opportunities; and physical and aesthetic improvements.  
Ultimately, the implementation of the Plan will benefit (a) the Village, (b) the taxing districts 
serving the RPA, and (c) existing and new businesses. 
 
Village Findings.  The Village, through legislative actions as required by the Act, finds: 
 

• That the RPA as a whole has not been subject to growth and development through 
investment by private enterprise; 
 

• That in order to promote and protect the health, safety, and welfare of the public, certain 
conditions that have adversely affected redevelopment within the RPA need to be 
addressed, and that redevelopment of such areas must be undertaken;  
 

• To alleviate the adverse conditions, it is necessary to encourage private investment and 
enhance the tax base of the taxing districts in such areas by the development or 
redevelopment of certain areas;  
 

• That public/private partnerships are determined to be necessary in order to achieve 
development goals; 
 

• That without the development focus and resources provided for under the Act and as set 
forth in this Plan, growth and redevelopment would not reasonably be expected to be 
achieved; 

 
• That the use of incremental tax revenues derived from the tax rates of various taxing 

districts in the RPA for the payment of redevelopment project costs is of benefit to the 
taxing districts, because the taxing districts would not derive the benefits of an increased 
assessment base without addressing the coordination of redevelopment; and 

 
• That the Redevelopment Plan conforms to the Village of Vernon Hills Comprehensive 

Land Use Plan 2012 (the “Comprehensive Plan”), as detailed in Section III of this Plan. 
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It is further found, and certified by the Village, in connection to the process required for the 
adoption of this Plan pursuant to the Act, that the projected redevelopment of the RPA would not 
result in the displacement of ten (10) inhabited residential units or more.  Therefore, this Plan 
does not include a Housing Impact Study. 
 
The redevelopment activities that will take place within the RPA will produce benefits that are 
reasonably distributed throughout the RPA.  Redevelopment of the RPA area is tenable only if a 
portion of the improvements and other costs are funded by TIF.   
 
Pursuant to the Act, the RPA includes only those contiguous parcels of real property and 
improvements thereon substantially benefited by the redevelopment project.  Also pursuant to 
the Act, the area in the aggregate is more than 1½ acres.  A boundary map of the RPA is 
included in Appendix 2 of this Plan.   
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II. RPA LEGAL DESCRIPTION 
 
The Redevelopment Project Area legal description is attached in Appendix 1. 
 



 

Milwaukee Avenue/Townline Road Redevelopment Plan – Village of Vernon Hills, Illinois 
7 

III. RPA GOALS AND OBJECTIVES 
 
The Village has established a number of economic development goals, objectives, and strategies 
which would determine the kinds of activities to be undertaken within the proposed TIF District.  
These efforts would conform to and promote the achievement of land use objectives in the 
comprehensive planning process (generally reflected in the Comprehensive Plan).   
 
Exhibit 1 
Relationship of Land Use and Economic Development Plans 

 
 
As indicated in the Exhibit 1 above, an important underlying planning document is the 
Comprehensive Plan which, as an element of the comprehensive planning process, describes the 
overall vision for the Village and is the foundation for Village initiatives such as the RPA.  This 
overarching planning document influences all other Village planning processes such as the TIF 
planning process. 
 
General Economic Development Goals of the Village.  Establishment of the RPA supports the 
following Village-wide objectives stated in the Comprehensive Plan that would directly 
determine future economic development activities and influence the parameters of future 
redevelopment projects.   
 
  

RPA 
Objectives, 

Strategies and 
Measures 

General Economic 
Development Goals 

Village Comprehensive Plan 
Goals 
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Exhibit 2 
Comprehensive Plan Community Goals and Objectives Applicable to the RPA 

Goal Objective 
LAND USE – Achieve the most 
effective, desirable and lasting 
relationship between people and land 
based on the development of areas in 
accordance with sound use objectives 
that will function more efficiently, 
permit a higher degree of both public 
and private benefits and maintain 
more lasting values. 

 Arrange the development of land uses to produce an efficient, 
convenient and harmonious pattern without undue mixtures of 
incompatible uses.  

 Locate and maintain development in accordance with the usability 
and adaptability of land to further the goals of the Village.  

 Recognize the need for concentration of facilities and activities in 
strategic locations with access to open space, appropriate 
infrastructure and other such conditions 

 Assure to the greatest extent possible that all future development 
of redevelopment enhances the quality of living within the 
community. 

 Encourage the most intensive development at the Milwaukee 
Avenue/Route 60 intersection, which may include some 
residential uses when part of an overall mixed use development 

 Encourage high quality retail commercial development 
surrounding the Milwaukee Avenue/Route 60 intersection which 
may include some mixed use development at the northeast corner 
of this intersection. 

HOUSING – Creation and 
maintenance of a superior residential 
environment which reflects the total 
needs of residents related to location, 
type and price of housing. 

 A balance distribution of housing types throughout the 
community, approximating 50% single family and 50% two 
family and multiple family, insuring a variety of housing types and 
price ranges are available in the community as a whole 

 Provide for multiple family developments only in areas, which are 
located in higher intensity of use areas 

 Encourage the development of residential amenities, including 
parks, access to public services, open space and 
shopping/entertainment with non-motorized transportation 
linkages to help lessen traffic flow problems or conflicts. 

Source:  Village of Vernon Hills Comprehensive Plan 2012 adopted May 15, 2012. 
 
Specific Objectives and Strategies for the RPA.  The general goals for economic development 
cited above would be supported by specific objectives, strategies and performance measures that 
would guide the redevelopment activities undertaken within the RPA.  The Comprehensive Plan 
reflects the intensification of commercial development near the intersections of Milwaukee 
Avenue and Route 60 and the impact the interchange at the Tri-State Tollway has had on the 
choice of land uses at the intersection.  The focal point of the development at the intersection has 
been the construction of the Hawthorn Shopping Mall at the northwest corner together with 
additional development at two of the other corners with further development having occurred 
further along both Route 60 and Milwaukee Avenue.  The Comprehensive Plan further identifies 
the potential for mixed use development as the Village considers the location of the RPA as the 
“crown jewel” of the community. 
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TIF designation would allow the Village to pursue the following objectives within the RPA: 
 

• Potential recruitment of new business establishments; 
• Reduce or eliminate blight or other negative factors present within the area; 
• Coordinate redevelopment activities within the RPA in order to provide a positive 

marketplace signal to private investors; 
• Accomplish redevelopment over a reasonable time period; 
• Create an attractive overall appearance for the area; and 
• Further the goals and objectives of the Comprehensive Plan. 
 

Ultimately, the implementation of the Redevelopment Project would contribute to the economic 
development of the area and provide new employment opportunities for Village residents. 
 
The RPA-specific objectives would be fulfilled by the execution of certain strategies, including 
but not limited to the following: 
 

• Facilitating the preparation of improved and vacant sites, by assisting private developers 
to assemble suitable sites for modern development needs; 

• Coordinating site preparation to provide additional land for new development, as 
appropriate; 

• Fostering the construction, replacement, repair, and/or improvement of infrastructure, 
including (as needed) sidewalks, streets, curbs, gutters and underground water and 
sanitary systems to facilitate the construction of new development within the RPA; 

• Facilitating the provision of adequate on- and off-street parking within the RPA;  
• Coordinating development in tandem with any transportation system upgrades to make 

the area more accessible; and/or 
• Supporting streetscape improvements. 

 
To track success in meeting RPA-specific objectives and strategies, the Village may wish to 
consider establishing certain performance measures that would help the Village monitor the 
projects to be undertaken within the proposed RPA.  The Government Finance Officers 
Association recommends that municipalities adopting TIF districts evaluate actual against 
projected performance (e.g., using metrics such as job creation or tax revenue generation).   
 
Exhibit 3 below identifies the types of performance measures the Village may consider to track 
the performance of projects within the RPA.  (Section VI of this Plan discusses the types of 
projects that the Village may pursue within the RPA, with the caveat that specific projects at this 
point are only conceptual in nature.) 
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Exhibit 3 
Examples of TIF Performance Measures 

Measure Examples 
Input Public investment ($) 

Private investment ($) 
Acres of land assembled for TIF 
Bond proceeds 

Output/Workload Jobs created or retained 
Number of streetscaping fixtures installed 
Commercial space created (square feet) 

Efficiency Leverage ratio (private investment / public investment) 
Cost per square foot of commercial space 
Public subsidies per job created/retained 

Effectiveness % change in assessed value (AV) in TIF versus AV in rest of 
Village 
% change in AV within TIF before and after TIF creation 
Municipal sales taxes before and after TIF creation 

Risk Debt coverage ratio 
Credit ratings of anchor tenants 
Tenant diversification (e.g., percent of total TIF EAV attributable 
to top 10 tenants in commercial development) 

Source:  An Elected Official’s Guide to Tax Increment Financing,  
Government Finance Officers Association, 2005. 
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IV. EVIDENCE OF THE LACK OF DEVELOPMENT AND GROWTH; 
FISCAL IMPACT ON TAXING DISTRICTS 

 
Evidence of the Lack of Development and Growth within the RPA.  As documented in 
Appendix 5 of this Plan, the RPA has suffered from the lack of development and would qualify 
as a blighted-vacant area.  In recent years, the area has not benefited from sustained private 
investment and/or development, instead suffering economic decline.  Absent intervention by the 
Village, properties within the RPA would not be likely to gain in value. 
 
The proposed RPA exhibits various conditions which, if not addressed by the Village, would 
continue to remain blighted.  Those conditions include lack of public improvements, lagging 
EAV and chronic flooding.  These various conditions discourage private sector investment in 
business enterprises.   
 
Assessment of Fiscal Impact on Affected Taxing Districts.  It is not anticipated that the 
implementation of this Plan will have a negative financial impact on the affected taxing districts.  
Instead, action taken by the Village to stabilize and cause growth of its tax base through the 
implementation of this Plan will have a positive impact on the affected taxing districts by 
arresting the potential decline or lag in property values, as measured by assessed valuations 
(“AV”).  In short, the establishment of a TIF district would protect other taxing districts from the 
potential downside risk of falling AV. 
 
Should the Village achieve success in attracting private investment which results in the need for 
documented increased services from any taxing districts, the Village will consider the declaration 
of “surplus funds,” as defined under the Act.  Such funds which are neither expended nor 
obligated for TIF-related purposes can be used to assist affected taxing districts in paying the 
costs for increased services. 
 
Any surplus Special Tax Allocation Funds (to the extent any surplus exists) will be shared in 
proportion to the various tax rates imposed by the taxing districts, including the Village.  Any 
such sharing would be undertaken after all TIF-eligible costs – either expended or incurred as an 
obligation 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.   
 
An exception to the tax-sharing provision relates to the Village’s utilization of TIF funding to 
mitigate the impact of residential redevelopment upon school and library districts.  In such cases, 
the Village will provide funds to offset the costs incurred by the eligible school and the library 
districts in the manner prescribed by 65 ILCS Section 5/11-74.4.3(q)(7.5) of the Act.  (Refer to 
Section VI of this Plan, which describes allowable TIF project costs.) 
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V. TIF QUALIFICATION FACTORS PRESENT IN THE RPA 
 
Findings.  The RPA was studied to determine its qualifications under the Tax Increment 
Allocation Redevelopment Act.  It was determined that the area as a whole qualifies as a TIF 
district under the Act.  Refer to the TIF Qualification Report, attached as Appendix 5 in this 
Plan. 
 
Eligibility Survey.  Representatives of KMA and Village staff evaluated the RPA from 
November, 2015 to the date of this Plan’s issuance.  Analysis was aided by certain reports 
obtained from the Village, on-site due diligence, and other sources.  In KMA’s evaluation, 
information was recorded which would help assess the eligibility of the proposed area as a TIF 
District. 
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VI. REDEVELOPMENT PROJECT 
 
Redevelopment Plan and Project Objectives.  As indicated in Section III of this Plan, the 
Village has established a planning process which guides economic development and land use 
activities throughout the Village.  Consistent with the established planning process, the Village 
proposes to achieve economic development goals and objectives through the redevelopment of 
the RPA, pursuit of projects within the RPA, and the promotion of private investment via public 
financing techniques (including but not limited to tax increment financing).   
 
The project-specific objectives envisioned for the RPA are as follows: 
 
1) Implementing a plan that provides for the attraction of users to redevelop underutilized 

land and buildings that are available within the RPA. 
 
2) Constructing public improvements which may include (if necessary): 
 

• Street and sidewalk improvements (including new street construction and widening of 
current streets; any street widening would conform with Village standards); 

• Utility improvements (including, but not limited to, water, stormwater management, 
and sanitary sewer projects consisting of construction and rehabilitation); 

• Signalization, traffic control and lighting; 
• Off-street parking and public parking facilities; and 
• Landscaping, streetscaping, and beautification. 
 

3) Entering into redevelopment agreements with developers for qualified redevelopment 
projects, including (but not limited to) the provision of an interest rate subsidy as allowed 
under the Act. 

 
4) Providing for site preparation, clearance, environmental remediation, grading and 

excavation as provided for under the Act. 
 
5) Exploration and review of job training programs in coordination with any Village, 

federal, state, and county programs. 
 
6) Entering into agreements with other public bodies for the development and/or 

construction of public facilities and infrastructure. 
 
Redevelopment Activities.  Pursuant to the project objectives cited above, the Village will 
implement a coordinated program of actions.  These include, but are not limited to, land 
acquisition, land disposition, site preparation, clearance, demolition, provision of public 
infrastructure and related public improvements, and rehabilitation of structures, if necessary.  
Such activities conform to the provision of the TIF Act that define the scope of permissible 
redevelopment activities. 
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Site Preparation, Clearance, Relocation and Demolition 
 
Property within the RPA may be improved through the use of site clearance, excavation, 
environmental remediation or demolition prior to redevelopment.  The land may also be graded 
and cleared prior to redevelopment. 
 
Land Assembly and Disposition 
 
Certain properties or interests in properties in the RPA (or the entire RPA) may be acquired, 
assembled and reconfigured into appropriate development sites including by purchase or the 
exercise of eminent domain.  It is expected that the Village would facilitate private acquisition 
through reimbursement of acquisition and related costs as well as through the write-down of its 
acquisition costs.  Such land may be held or disposed of by the Village on terms appropriate for 
public or private development, including the acquisition of land needed for construction of public 
improvements. 
 
Public Improvements 
 
The Village may, but is not required to, provide public improvements in the RPA to enhance the 
immediate area and support the Plan.  Appropriate public improvements may include, but are not 
limited to: 

 
• Improvements and/or construction of public utilities including extension of water mains 

as well as sanitary and storm sewer systems, detention facilities, roadways, and traffic-
related improvements;  

• Parking facilities (on grade and parking structures); and 
• Beautification, identification markers, landscaping, lighting, and signage of public right-

of-ways. 
 

Rehabilitation 
 
The Village may provide for the rehabilitation of certain structures within the RPA in order to 
provide for the redevelopment of the area and conform to Village code provisions.  
Improvements may include exterior and facade-related work as well as interior-related work.   
 
The Village may construct or provide for the construction and reimbursement for new structures 
to be owned or used by units of local government.   
 
Interest Rate Write-Down 
 
The Village may enter into agreements with for-profit or non-profit owners/developers whereby 
a portion of the interest cost for construction, renovation or rehabilitation projects are paid for 
out of the Special Tax Allocation fund of the RPA, in accordance with the Act. 
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Job Training 
  
The Village may assist facilities and enterprises located within the RPA in obtaining job training 
assistance.  Job training and retraining programs currently available from or through other 
governments include, but are not limited to: 
 

• Federal programs; 
• State of Illinois programs; 
• Applicable local vocational educational programs, including community 

college sponsored programs; and 
• Other federal, state, county or non-profit programs that are currently available 

or will be developed and initiated over time. 
 
School and Library District Costs 
 
The Village may provide for payment of school district and library district costs, as required 
under the Act for residential components (if any) assisted through TIF District funding. 
 
General Land Use Plan.  As noted in Section I of this Plan, the RPA is currently 
vacant.  Existing land uses are shown in Appendix 3 attached hereto and made a part 
of this Plan.  Appendix 4 designates future land uses in the RPA.  Future land uses 
will conform to the Zoning Ordinance and the Comprehensive Plan as either may be 
amended from time to time. 
 
Additional Design and Control Standards.  The appropriate design standards (including any 
Planned Unit Developments) as set forth in the Village’s Zoning Ordinance and/or 
Comprehensive Plan shall apply to the RPA.   
 
Eligible Redevelopment Project Costs.  Under the TIF statute, redevelopment project costs 
mean and include the sum total of all reasonable or necessary costs incurred or estimated to be 
incurred as well as any such costs incidental to the Plan.  (Private investments, which supplement 
“Redevelopment Project Costs,” are expected to substantially exceed such redevelopment project 
costs.)  Eligible costs permitted by the Act and pertaining to this Plan include: 
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(1) Professional Service Costs – Costs of studies, surveys, development of plans, and 
specifications, implementation and administration of the redevelopment plan including 
but not limited to staff and professional service costs for architectural, engineering, legal, 
financial, planning or other services, provided however that no charges for professional 
services may be based on a percentage of the tax increment collected; except that on and 
after November 1, 1999 (the effective date of Public Act 91-478), no contracts for 
professional services, excluding architectural and engineering services, may be entered 
into if the terms of the contract extend beyond a period of 3 years.  After consultation 
with the municipality, each tax increment consultant or advisor to a municipality that 
plans to designate or has designated a redevelopment project area shall inform the 
municipality in writing of any contracts that the consultant or advisor has entered into 
with entities or individuals that have received, or are receiving, payments financed by tax 
increment revenues produced by the redevelopment project area with respect to which the 
consultant or advisor has performed, or will be performing, service for the municipality. 
This requirement shall be satisfied by the consultant or advisor before the commencement 
of services for the municipality and thereafter whenever any other contracts with those 
individuals or entities are executed by the consultant or advisor;  

 
• The cost of marketing sites within the redevelopment project area to prospective 

businesses, developers, and investors;  
• Annual administrative costs shall not include general overhead or administrative costs 

of the municipality that would still have been incurred by the municipality if the 
municipality had not designated a redevelopment project area or approved a 
redevelopment plan;  

• In addition, redevelopment project costs shall not include lobbying expenses; 
 
(2) Property Assembly Costs – 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;  

 
(3) Improvements to Public or Private Buildings – Costs of rehabilitation, reconstruction, 

repair, or remodeling of existing public or private buildings, fixtures, and leasehold 
improvements; and the cost of replacing an existing public building if pursuant to the 
implementation of a redevelopment project the existing public building is to be 
demolished to use the site for private investment or devoted to a different use requiring 
private investment including direct or indirect costs relating to Green Globes or LEED –
certified construction elements or construction elements with an equivalent certification 
per the Act;  
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(4) Public Works – Costs of the construction of public works or improvements including 
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 as provided under paragraph (3) of subsection (q) of Section 11-74.4-3 unless 
either (i) the construction of the new municipal building implements a redevelopment 
project that was included in a redevelopment plan that was adopted by the municipality 
prior to November 1, 1999 or (ii) the municipality makes a reasonable determination in 
the redevelopment plan, supported by information that provides the basis for that 
determination, that the new municipal building is required to meet an increase in the need 
for public safety purposes anticipated to result from the implementation of the 
redevelopment plan;  

 
(5) Job Training – Costs of job training and retraining projects, including the cost of "welfare 

to work" programs implemented by businesses located within the redevelopment project 
area;  

 
(6) Financing Costs – 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 (a) interest accruing during the 
estimated period of construction of any redevelopment project for which such obligations 
are issued and for a period not exceeding 36 months thereafter and (b) reasonable 
reserves related thereto;  

 
(7) 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; 
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(8) School and Library Related Costs – For redevelopment project areas designated (or 
redevelopment project areas amended to add or increase the number of tax-increment-
financing assisted housing units) on or after November 1, 1999, an elementary, 
secondary, or unit school district's increased costs attributable to assisted housing units 
located within the redevelopment project area for which the developer or redeveloper 
receives financial assistance through an agreement with the municipality or because the 
municipality incurs the cost of necessary infrastructure improvements within the 
boundaries of the assisted housing sites necessary for the completion of that housing as 
authorized by the 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 shall be calculated annually.  Certain library district costs may 
also be paid as provided for in the Act. 

 
(9) Relocation Costs – To the extent that a municipality determines that relocation costs shall 

be paid or is required to make payment of relocation costs by federal or State law or in 
order to satisfy subparagraph (7) of subsection (n) of the Act; 

 
(10) Payment in lieu of taxes;  
 
(11) Other Job Training – Costs of job training, retraining, advanced vocational education or 

career education, including but not limited to courses in occupational, semi-technical or 
technical fields leading directly to employment, incurred by one or more taxing districts, 
provided that such costs (i) are related to the establishment and maintenance of additional 
job training, advanced vocational education or career education programs for persons 
employed or to be employed by employers located in a redevelopment project area; and 
(ii) when incurred by a taxing district or taxing districts other than the municipality, are 
set forth in a written agreement by or among the municipality and the taxing district or 
taxing districts, which agreement describes the program to be undertaken, including but 
not limited to the number of employees to be trained, a description of the training and 
services to be provided, the number and type of positions available or to be available, 
itemized costs of the program and sources of funds to pay for the same, and the term of 
the agreement. Such costs include, specifically, the payment by community college 
districts of costs pursuant to Sections 3-37, 3-38, 3-40 and 3-40.1 of the Public 
Community College Act and by school districts of costs pursuant to Sections 10-22.20a 
and 10-23.3a of The School Code;  

 
  



 

Milwaukee Avenue/Townline Road Redevelopment Plan – Village of Vernon Hills, Illinois 
19 

(12) Developer Interest Cost – Interest cost incurred by a redeveloper related to the 
construction, renovation or rehabilitation of a redevelopment project provided that:  

 
(A) such costs are to be paid directly from the special tax allocation fund established 

pursuant to the Act;  
(B) such payments in any one year may not exceed 30% of the annual interest costs 

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

(C) if there are not sufficient funds available in the special tax allocation fund to make 
the payment then the amounts so due shall accrue and be payable when sufficient 
funds are available in the special tax allocation fund;  

(D) the total of such interest payments paid pursuant to the Act may not exceed 30% of 
the total (i) cost paid or incurred by the redeveloper for the redevelopment project 
plus (ii) redevelopment project costs excluding any property assembly costs and any 
relocation costs incurred by a municipality pursuant to the Act;  

(E) the cost limits set forth in subparagraphs (B) and (D) of paragraph shall be modified 
for the financing of rehabilitated or new housing units for low-income households 
and very low-income households, as defined in Section 3 of the Illinois Affordable 
Housing Act. The percentage of 75% shall be substituted for 30% in subparagraphs 
(B) and (D).  

(F) Instead of the eligible costs provided by subparagraphs (B) and (D), as modified by 
this subparagraph, and notwithstanding any other provisions of the Act to the 
contrary, the municipality may pay from tax increment revenues up to 50% of the 
cost of construction of new housing units to be occupied by low-income households 
and very low-income households as defined in Section 3 of the Illinois Affordable 
Housing Act. The cost of construction of those units may be derived from the 
proceeds of bonds issued by the municipality under the Act or other constitutional 
or statutory authority or from other sources of municipal revenue that may be 
reimbursed from tax increment revenues or the proceeds of bonds issued to finance 
the construction of that housing. The eligible costs provided under this 
subparagraph (F) shall be an eligible cost for the construction, renovation, and 
rehabilitation of all low and very low-income housing units, as defined in Section 3 
of the Illinois Affordable Housing Act, within the redevelopment project area. If the 
low and very low-income units are part of a residential redevelopment project that 
includes units not affordable to low and very low-income households, only the low 
and very low-income units shall be eligible for benefits under subparagraph (F).1 

 

                                                 
1 The standards for maintaining the occupancy by low-income households and very low-income households, as defined in Section 3 of the Illinois 
Affordable Housing Act, of those units constructed with eligible costs made available under the provisions of this subparagraph (F) of paragraph 
(11) shall be established by guidelines adopted by the municipality. The responsibility for annually documenting the initial occupancy of the units 
by low-income households and very low-income households, as defined in Section 3 of the Illinois Affordable Housing Act, shall be that of the 
then current owner of the property. For ownership units, the guidelines will provide, at a minimum, for a reasonable recapture of funds, or other 
appropriate methods designed to preserve the original affordability of the ownership units. For rental units, the guidelines will provide, at a 
minimum, for the affordability of rent to low and very low-income households. As units become available, they shall be rented to income-eligible 
tenants. The municipality may modify these guidelines from time to time; the guidelines, however, shall be in effect for as long as tax increment 
revenue is being used to pay for costs associated with the units or for the retirement of bonds issued to finance the units or for the life of the 
redevelopment project area, whichever is later. 
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The TIF Act prohibits certain costs.  Unless explicitly stated herein the cost of construction of 
new privately-owned buildings shall not be an eligible redevelopment project cost.  In addition, 
the statute prohibits costs related to retail development that results in the closing of nearby 
facilities of the same retailers.  Specifically, none of the redevelopment project costs enumerated 
in the Act shall be eligible redevelopment project costs if those costs would provide direct 
financial support to a retail entity initiating operations in the redevelopment project area while 
terminating operations at another Illinois location within 10 miles of the redevelopment project 
area but outside the boundaries of the redevelopment project area municipality.2 
 
Additionally, the TIF Act prohibits cost reimbursement for the demolition, removal, or 
substantially modification of a historic resource, unless no prudent and feasible alternative exists. 
"Historic resource" means (i) a place or structure that is included or eligible for inclusion on the 
National Register of Historic Places or (ii) a contributing structure in a district on the National 
Register of Historic Places. This paragraph does not apply to a place or structure for which 
demolition, removal, or modification is subject to review by the preservation agency of a 
Certified Local Government as designated by the National Park Service of the U.S. Department 
of the Interior. 
 
  

                                                 
2 Termination means a closing of a retail operation that is directly related to the opening of the same operation or like retail entity owned or 
operated by more than 50% of the original ownership in a redevelopment project area, but it does not mean closing an operation for reasons 
beyond the control of the retail entity, as documented by the retail entity, subject to a reasonable finding by the municipality that the current 
location contained inadequate space, had become economically obsolete, or was no longer a viable location for the retailer or serviceman. 
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Projected Redevelopment Project Costs.  Estimated project costs are shown in Exhibit 4 
below.   
 
Exhibit 4 
RPA Project Cost Estimates 

Program Actions/Improvements Estimated Costs(1) 
Land Acquisition and Relocation $  3,300,000 
Site Preparation 2,600,000 
Utility Improvements (Including Water, Storm, Sanitary Sewer, Service 
of Public Facilities, and Road Improvements) 15,200,000 

Rehabilitation of Existing Structures 500,000 
Interest Costs Pursuant to the Act 1,700,000 
Professional Service Costs (Including Planning, Legal, Engineering, 
Administrative, Annual Reporting, and Marketing) 2,100,000 

School Tuition and Library Costs as provided by the Act 10,000,000 
Job Training 100,000 
TOTAL ESTIMATED TIF BUDGET(2)(3) $35,500,000 

Notes:  
(1)  All project cost estimates are in 2016 dollars.  Costs may be adjusted for inflation per the Act. 
(2)  In addition to the costs identified in the exhibit above, any bonds issued to finance a phase of the Project may include an 

amount sufficient to pay (a) customary and reasonable charges associated with the issuance of such obligations, (b) interest 
on such bonds, and (c) capitalized interest and reasonably required reserves. 

(3)  Adjustments to the estimated line-item costs above are expected.  Adjustments may be made in line-items within the total, 
either increasing or decreasing line-items costs for redevelopment.  Each individual project cost will be reevaluated in light 
of the projected private development and resulting tax revenues as it is considered for public financing under the provisions 
of the Act.  The totals of the line-items set forth above are not intended to place a total limit on the described expenditures, 
as the specific items listed above are not intended to preclude payment of other eligible redevelopment project costs in 
connection the redevelopment of the RPA – provided the total amount of payment for eligible redevelopment project costs 
shall not exceed the overall budget amount outlined above and all as provided for in the Act.   

 
Adjustments to estimated line-item costs in Exhibit 4 are expected and may be made without 
amendment to this Plan.  Each individual project cost will be reevaluated in light of the projected 
private development and resulting tax revenues as it is considered for public financing under the 
provisions of the Act.  
 
Further, the projected cost of an individual line-item as set forth in Exhibit 4 is not intended to 
place a limit on the described line-item expenditure.  Adjustments may be made in line-items, 
either increasing or decreasing line-item costs for redevelopment.  The specific items listed in 
Exhibit 4 are not intended to preclude payment of other eligible redevelopment project costs in 
connection with the redevelopment of the RPA, provided the total amount of payment for 
eligible redevelopment project costs (the “Total Estimated TIF Budget” in Exhibit 4) shall not 
exceed the amount set forth in Exhibit 4, as adjusted pursuant to the Act.   
 
As explained in the following sub-section, incremental property tax revenues from any 
contiguous RPA may be used to pay eligible costs for the RPA.   
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Sources of Funds to Pay Redevelopment Project Costs.  Funds necessary to pay for public 
improvements and other project costs eligible under the Act are to be derived principally from 
incremental property tax revenues, funds provided by the Village pursuant to 65 ILCS 5/11-74.4-
8(b), as amended (the “Village Contribution”), proceeds from municipal obligations to be retired 
primarily with such revenues, and interest earned on resources available but not immediately 
needed for the Plan.  In addition, pursuant to the Act and this Plan, the Village may utilize net 
incremental property tax revenues received from other contiguous RPAs to pay eligible 
redevelopment project costs or obligations issued to pay such costs in contiguous project areas.  
This would include contiguous redevelopment project areas that the Village may establish in the 
future.  (Conversely, incremental revenues from the RPA may be allocated to any contiguous 
redevelopment project area.)   
 
Redevelopment project costs as identified in Exhibit 4 specifically authorize those eligible costs 
set forth in the Act and do not address the preponderance of the costs to redevelop the area.  The 
majority of development costs will be privately financed.  TIF or other public sources are to be 
used, subject to approval by the Village, only to leverage and commit private redevelopment 
activity. 
 
The incremental tax revenues which will be used to pay debt service on the municipal 
obligations (if any) and to directly pay redevelopment project costs shall be the incremental 
increase in property taxes.  The property tax increment would be attributable to the increase in 
the equalized assessed value of each taxable lot, block, tract or parcel of real property in the RPA 
– over and above the initial equalized assessed value of each such lot, block, tract or parcel in the 
RPA in the 2014 tax year for the RPA. 
 
Among the other sources of funds which may be used to pay for redevelopment project costs and 
debt service on municipal obligations issued to finance project costs are the following:  certain 
local sales or utility taxes, special service area taxes, the proceeds of property sales, certain land 
lease payments, certain Motor Fuel Tax revenues, certain state and federal grants or loans, 
certain investment income, and such other sources of funds and revenues as the Village may 
from time to time deem appropriate. 
 
Nature and Term of Obligations to Be Issued.  The Village may issue obligations secured by 
the Special Tax Allocation Fund established for the RPA pursuant to the Act or such other funds 
as are available to the Village by virtue of its power pursuant to the Illinois State Constitution. 
  
Any and all obligations issued by the Village pursuant to this Plan and the Act shall be retired 
not more than twenty-three (23) years from the date of adoption of the ordinance approving the 
RPA, or as such a later time permitted pursuant to the Act and to the extent such obligations are 
reliant upon the collection of incremental property tax revenues from the completion of the 
twenty-third year of the TIF, with taxes collected in the twenty-fourth year.  However, the final 
maturity date of any obligations issued pursuant to the Act may not be later than twenty (20) 
years from their respective date of issuance.   
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One or more series of obligations may be issued from time to time in order to implement this 
Plan.  The total principal and interest payable in any year on all obligations shall not exceed the 
amount available in that year or projected to be available in that year.  The total principal and 
interest may be payable from tax increment revenues and from bond sinking funds, capitalized 
interest, debt service reserve funds, and all other sources of funds as may be provided by 
ordinance. 
 
Certain revenues may be declared as surplus funds if not required for:  principal and interest 
payments, required reserves, bond sinking funds, redevelopment project costs, early retirement 
of outstanding securities, or facilitating the economical issuance of additional bonds necessary to 
accomplish the Redevelopment Plan.  Such surplus funds shall then become available for 
distribution annually to taxing districts overlapping the RPA in the manner provided by the Act. 
 
Securities may be issued on either a taxable or tax-exempt basis, as general obligation or revenue 
bonds.  Further, the securities may be offered on such terms as the Village may determine, with 
or without the following features:  capitalized interest; deferred principal retirement; interest rate 
limits (except as limited by law); credit enhancement; and redemption provisions.  Additionally, 
such securities may be issued with either fixed rate or floating interest rates. 
 
Most Recent Equalized Assessed Valuation for the RPA.  The most recent equalized assessed 
valuation for the RPA is based on the 2014 EAV, and is estimated to be approximately $263,115.  
It is anticipated the estimated base EAV for establishment of the RPA will be the 2014 EAV. 
 
Anticipated Equalized Assessed Valuation for the RPA.  Upon completion of the anticipated 
private development of the RPA over a twenty-three (23) year period, it is estimated that the 
EAV of the property within the RPA would increase to approximately $30,000,000 to 
$32,000,000, depending upon market conditions and the scope of the redevelopment projects.   
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VII. DESCRIPTION AND SCHEDULING OF REDEVELOPMENT 
PROJECT 

 
Redevelopment Project.  The Village will implement a strategy with full consideration given to 
the availability of both public and private funding.  It is anticipated that a phased redevelopment 
will be undertaken. 
 
The Redevelopment Project will begin as soon as the private entities have obtained financing 
approvals for appropriate projects and such uses conform to Village zoning and planning 
requirements, or if the Village undertakes redevelopment activities pursuant to this Plan.  
Depending upon the scope of the development as well as the actual uses, the following activities 
may be undertaken by the Village: 
 

• Land Assembly and Relocation:  Certain properties in the RPA may be acquired and 
assembled into an appropriate redevelopment site, with relocation costs undertaken as 
provided by the Act.  The Village would be expected to facilitate private acquisition 
through reimbursement or write-down of related costs, including without limitation the 
acquisition of land needed for construction of public improvements.   

 
• Demolition and Site Preparation:  The existing improvements located within the RPA 

may have to be reconfigured or prepared to accommodate new uses or expansion plans.  
Demolition of certain parcels may be necessary for future projects.  Additionally, the 
redevelopment plan contemplates site preparation, or other requirements including 
environmental remediation necessary to prepare the site for desired redevelopment 
projects. 

 
• Rehabilitation:  The Village may assist in the rehabilitation of buildings, if any, or site 

improvements located within the RPA. 
 

• Landscaping/Buffering/Streetscaping:  The Village may fund certain landscaping 
projects, which serve to beautify public properties or rights-of-way and provide buffering 
between land uses. 

 
• Water, Sanitary Sewer, Storm Sewer and Other Utility Improvements:  Certain utilities 

may be extended or re-routed to serve or accommodate the new development.  Upgrading 
of existing utilities may be undertaken.  The Village may also undertake the provision of 
necessary detention or retention ponds.  

 
• Roadway/Street/Parking Improvements:  The Village may widen and/or vacate existing 

roads.  Certain secondary streets/roads may be extended or constructed.  Related curb, 
gutter, and paving improvements could also be constructed as needed.  Parking facilities 
may be constructed that would be available to the public.  Utility services may also be 
provided or relocated in order to accommodate redevelopment activities. 
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• Traffic Control/Signalization:  Traffic control or signalization improvements that 
improve access to the RPA and enhance its redevelopment may be constructed. 

 
• Public Safety-Related Infrastructure:  Certain public safety improvements including, but 

not limited to, public signage, public facilities, and streetlights may be constructed or 
implemented. 

 
• School District and Library District Costs:  The payment of such costs, if any, may be 

provided pursuant to the requirements of the Act. 
 

• Interest Costs Coverage:  The Village may fund certain interest costs incurred by a 
developer for construction, renovation or rehabilitation of a redevelopment project.  Such 
funding would be paid for out of annual tax increment revenue generated from the RPA 
as allowed under the Act. 

 
• Professional Services:  The Village may fund necessary planning, legal, engineering, 

administrative and financing costs during project implementation.  The Village may 
reimburse itself from annual tax increment revenue and Village Contribution, if available. 

 
Commitment to Fair Employment Practices and Affirmative Action.  As part of any 
redevelopment agreement entered into by the Village and any private developers, both parties 
will agree to establish and implement an honorable, progressive, and goal-oriented affirmative 
action program that serves appropriate sectors of the Village.  The program will conform to the 
most recent Village policies and plans. 
 
With respect to the public/private development’s internal operations, both entities will pursue 
employment practices which provide equal opportunity to all people regardless of sex, color, 
race, creed, or sexual orientation.  Neither party will discriminate against any employee or 
applicant because of sex, marital status, national origin, age, sexual orientation, or the presence 
of physical handicaps.  These nondiscriminatory practices will apply to all areas of employment, 
including:  hiring, upgrading and promotions, terminations, compensation, benefit programs, and 
education opportunities. 
 
All those involved with employment activities will be responsible for conformance to this policy 
and compliance with applicable state and federal regulations. 
 
The Village and private developers will adopt a policy of equal employment opportunity and will 
include or require the inclusion of this statement in all contracts and subcontracts at any level.  
Additionally, any public/private entities will seek to ensure and maintain a working environment 
free of harassment, intimidation, and coercion at all sites, and in all facilities at which all 
employees are assigned to work.  It shall be specifically ensured that all on-site supervisory 
personnel are aware of and carry out the obligation to maintain such a working environment, 
with specific attention to minority and/or female individuals. 
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Finally, the entities will utilize affirmative action to ensure that business opportunities are 
provided and that job applicants are employed and treated in a nondiscriminatory manner.  
Underlying this policy is the recognition by the entities that successful affirmative action 
programs are important to the continued growth and vitality of the community. 
 
Completion of Redevelopment Project and Retirement of Obligations to Finance 
Redevelopment Costs.  This Redevelopment Project and retirement of all obligations to finance 
redevelopment costs will be completed within twenty-three (23) years after the adoption of an 
ordinance designating the Redevelopment Project Area.  The actual date for such completion and 
retirement of obligations shall not be later than December 31 of the year in which the payment to 
the municipal treasurer pursuant to the Act is to be made with respect to ad valorem taxes levied 
in the twenty-third calendar year after the ordinance approving the RPA is adopted.   
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VIII. PROVISIONS FOR AMENDING THE TIF PLAN AND PROJECT 
 
This Plan may be amended pursuant to the provisions of the Act. 
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Legal Description of Project Area



LEGAL DESCRIPTION  
 
 
 

THAT PART OF THE SOUTHEAST QUARTER OF SECTION 33 AND THE SOUTHWEST 

QUARTER OF SECTION 34 IN TOWNSHIP 44 NORTH, RANGE 11 EAST OF THE THIRD 

PRINCIPAL MERIDIAN AND THAT PART OF THE NORTHWEST QUARTER OF SECTION 3 AND 

NORTHEAST QUARTER OF SECTION 4 IN TOWNSHIP 43 NORTH, RANGE 11 EAST OF THE 

THIRD PRINCIPAL MERIDIAN, IN LAKE COUNTY, ILLINOIS AS DESCRIBED AS FOLLOWS: 

 

COMMENCING AT THE SOUTHEAST CORNER OF LOT 5 IN HAWTHORN HILLS FASHION 

SQUARE RECORDED AUGUST 1, 1986 AS DOCUMENT NUMBER 2467230; THENCE 

NORTHERLY, ALONG THE WEST RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 21 (ALSO KNOWN 

AS MILWAUKEE AVENUE) AS SHOWN ON SAID HAWTHORN HILLS FASHION SQUARE, A 

DISTANCE OF 200.00 FEET TO THE POINT OF BEGINNING; 

 

THENCE NORTHERLY, CONTINUING ALONG SAID WEST RIGHT-OF-WAY LINE OF ILLINOIS 

ROUTE 21, TO THE SOUTH RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 60 (ALSO KNOWN AS 

TOWNLINE ROAD) AS SHOWN ON SAID HAWTHORN HILLS FASHION SQUARE; THENCE 

WESTERLY, ALONG SOUTH RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 60 AS SHOWN ON SAID 

HAWTHORN HILLS FASHION SQUARE AND CONTINENTAL EXECUTIVE PARK 

RESUBDIVISION NUMBER 5 RECORDED AUGUST 16, 1989 AS DOCUMENT NUMBER 2821072, 

TO THE MOST NORTHERLY NORTHWEST CORNER OF LOT 1 IN SAID CONTINENTAL 

EXECUTIVE PARK RESUBDIVISION NUMBER 5; THENCE NORTHERLY, PERPENDICULAR TO 

THE LAST DESCRIBED LINE, TO THE NORTH RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 60 AS 

SHOWN ON HAWTHORN CENTER SUBDIVISION PLAT RECORDED SEPTEMBER 19, 1977 AS 

DOCUMENT NUMBER 1866654; THENCE EASTERLY, ALONG SAID NORTH RIGHT-OF-WAY 

LINE OF ILLINOIS ROUTE 60, TO THE WEST RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 21 AS 

SHOWN ON SAID HAWTHORN CENTER SUBDIVISION PLAT; THENCE NORTHERLY, ALONG 

SAID WEST RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 21 TO THE NORTHEAST CORNER OF 
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LEGAL DESCRIPTION  
 
 
LOT 1 IN  SAID HAWTHORN CENTER SUBDIVISION PLAT; THENCE WESTERLY, ALONG THE 

NORTH LINE OF SAID LOT 1, TO THE WEST RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 21 AS 

SHOWN ON PLAT OF HIGHWAY AND CONVEYED BY WARRANTY DEED RECORDED AS 

DOCUMENT NUMBER 4543137; THENCE NORTHERLY, ALONG THE WEST RIGHT-OF-WAY 

LINE OF ILLINOIS ROUTE 21 AS SHOWN ON PLAT OF HIGHWAY AND CONVEYED BY 

WARRANTY DEED RECORDED AS DOCUMENT NUMBER 4543137 AND 4543140, TO THE 

NORTH LINE OF SAID SOUTHEAST QUARTER OF SECTION 33; THENCE EASTERLY, ALONG 

SAID NORTH LINE, TO THE EAST RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 21 AS 

DESCRIBED IN DEED RECORDED AS DOCUMENT NUMBER 2215105; THENCE SOUTHERLY,  

ALONG SAID EAST RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 21, TO A LINE WHICH RUNS 

FROM A POINT 11.85 CHAINS SOUTH OF THE CENTER POST OF SAID SECTION 34 TO A 

POINT 9.09 CHAINS SOUTH OF THE CENTER OF POST OF SAID SECTION 33; THENCE 

EASTERLY, ALONG SAID LINE, TO THE CENTER LINE OF DES PLAINS RIVER; THENCE 

SOUTHERLY, ALONG THE CENTER LINE OF DES PLAINS RIVER, TO THE SOUTH RIGHT-OF-

WAY LINE OF ILLINOIS ROUTE 60 AS SHOWN PLAT OF HIGHWAYS RECORDED AS 

DOCUMENT NUMBER 2412463; THENCE WESTERLY, ALONG SAID SOUTH RIGHT-OF-WAY 

LINE OF ILLINOIS ROUTE 60, TO THE EAST RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 21 AS 

SHOWN ON AMENDED AND RESTATED HAWTHORN II – RETAIL CENTER RECORDED AS 

DOCUMENT NUMBER 2641246; THENCE SOUTHERLY, ALONG SAID EAST RIGHT-OF-WAY 

LINE OF ILLINOIS ROUTE 21, TO A POINT 110.00 FEET SOUTH OF THE MOST WESTERLY 

SOUTHWEST CORNER OF LOT 1 IN SAID AMENDED AND RESTATED HAWTHORN II – RETAIL 

CENTER; THENCE WESTERLY TO THE POINT OF BEGINNING. 
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Existing Land Use Map of RPA
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Future Land Use Map of RPA  
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EXECUTIVE SUMMARY 
 
Kane, McKenna and Associates, Inc. (“KMA”) has been retained by the Village of Vernon Hills, 
Illinois (the “Village”) to conduct an analysis of the potential qualification and designation of 
certain property located in the Village and within the boundaries reflected in the map attached 
hereto as Appendix I as a “redevelopment project area” (the “RPA or “TIF District”) pursuant to 
65 ILCS 5/11-74.4-1 et.seq. (the “TIF Act”). 
 
The Village is pursuing the RPA designation as part of its strategy to promote the revitalization 
of the property and thereby assist the Village in achieving its policy goal of promoting economic 
redevelopment.  By undertaking the designation, the Village will help strengthen the RPA as a 
significant contributor to the Village’s overall economic base. 
 

1) Vacant land within the proposed TIF District qualifies as a “blighted-vacant 
area” pursuant to the TIF Act.  Currently, the vacant land lacks economic viability for 
development due to certain adverse conditions identified in Section IV of this report.  As 
a result, it prevents or threatens to prevent the beneficial economic and physical 
developments of properties the community deems essential to its overall economic health.  
In the opinion of KMA, the subject vacant land meets the requirements for designation as 
a blighted-vacant area under the TIF Act. 

 
2) Current conditions impede redevelopment.  The conditions found within the 
proposed TIF District present a barrier to the area’s successful redevelopment.  Without 
the use of Village planning and economic development resources to mitigate such 
conditions, potential redevelopment activities are not likely to be economically feasible. 

 
3) Viable redevelopment sites could produce incremental revenue.  Within the 
proposed TIF District, there are parcels which potentially could be redeveloped and 
thereby produce incremental property tax revenue.  Such revenue, used in combination 
with other Village resources for redevelopment incentives or public improvements, 
would likely stimulate private investment and reinvestment in these sites and ultimately 
throughout the TIF District. 

 
4) Pursuit of TIF designation is recommended.  To mitigate the existing conditions 
(thereby promoting the improved physical condition of the proposed RPA) and to 
leverage the Village’s investment and redevelopment efforts, KMA recommends that the 
Village pursue the formal TIF designation process for the RPA. 

 
The Village will not consider the redevelopment of residential parcels that would dislocate 10 or 
more residential units within the proposed TIF District and therefore, the Village will not 
conduct a housing impact study pursuant to the TIF Act. 
 
 



 

 
Village of Vernon Hills, Illinois 
TIF Qualification Report – Milwaukee Avenue/Townline Road 

1 

I. BACKGROUND 
 
In the context of planning for the proposed redevelopment project area located within the 
boundaries reflected in the map provided in Appendix I hereto pursuant to the TIF Act, the 
Village has initiated a study of the area to determine whether it would potentially qualify as a 
TIF District.  Kane, McKenna and Associates, Inc. agreed to undertake the study of the proposed 
RPA or TIF District on the Village’s behalf. 
 
The Village is an established community located in Lake County, bounded on the north by the 
Village of Libertyville, on the west by the Villages of Mundelein and Indian Creek, on the east 
by the Village of Mettawa and Lake County Forest Preserve property, and on the south by the 
Villages of Lincolnshire and Buffalo Grove.  Due to the Village’s location and past development 
patterns, the amount of land available for new redevelopment is limited.  The proposed RPA, 
consisting of approximately 50 acres and located adjacent to Route 21 and Route 60, offers an 
opportunity to improve the tax base, to provide new services and retail opportunities, and to 
provide jobs to area residents. 
 
Current Land Use 
 
The proposed RPA is located in the Village and generally located north of Townline Road 
(Route 60), south of Ring Drive as extended (which is also part of the northern border of the 
Village), east of Milwaukee Avenue (Route 21) and west of the Des Plaines River and the Lake 
County Forest Preserve properties.   
 
The proposed RPA is currently vacant and is located east of the Hawthorne Shopping Mall.  The 
RPA consists currently of agricultural land with (i) retail shopping centers/strip malls located to 
the south and west of the RPA; (ii) Lake County Forest Preserve properties located to the east; 
and (iii) the Village boundary located to the north.  Approximately two thirds of the site is used 
as agricultural land and the balance consists of wetlands and conservation easements/wooded 
areas. 
 
Overall, the area faces a number of redevelopment impediments as described in Section IV of 
this report.  Lagging EAV, the need for environmental remediation, and chronic flooding are 
some of the principal impediments that currently limit the competitiveness of the area. 
 
General Redevelopment Objectives 
 
The redevelopment of the proposed RPA would further the Village’s overarching land use 
objectives, which are contained in its Comprehensive Plan, zoning ordinance, and other land use 
planning elements. 
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Given the gap between the Village’s goals for the community and the area versus the conditions 
described in this report, the Village has determined that the redevelopment of the proposed RPA 
would be highly beneficial to the community.  With a redevelopment strategy in place, the 
economic base associated with the RPA would be stabilized and increased – thereby benefiting 
the community as a whole.  Without such a redevelopment strategy, the adverse conditions 
identified in this report would likely worsen.  The following Table 1 is a summary of the 
community goals and objectives relating to the redevelopment of the property within the RPA. 
 
Table 1 
Comprehensive Plan Community Goals and Objectives Applicable to the RPA 

Goal Objective 
LAND USE – Achieve the most 
effective, desirable and lasting 
relationship between people and land 
based on the development of areas in 
accordance with sound use objectives 
that will function more efficiently, 
permit a higher degree of both public 
and private benefits and maintain 
more lasting values. 

 Arrange the development of land uses to produce an efficient, 
convenient and harmonious pattern without undue mixtures of 
incompatible uses.  

 Locate and maintain development in accordance with the usability 
and adaptability of land to further the goals of the Village.  

 Recognize the need for concentration of facilities and activities in 
strategic locations with access to open space, appropriate 
infrastructure and other such conditions 

 Assure to the greatest extent possible that all future development 
of redevelopment enhances the quality of living within the 
community. 

 Encourage the most intensive development at the Milwaukee 
Avenue/Route 60 intersection, which may include some 
residential uses when part of an overall mixed use development 

 Encourage high quality retail commercial development 
surrounding the Milwaukee Avenue/Route 60 intersection which 
may include some mixed use development at the northeast corner 
of this intersection. 

HOUSING – Creation and 
maintenance of a superior residential 
environment which reflects the total 
needs of residents related to location, 
type and price of housing. 

 A balance distribution of housing types throughout the 
community, approximating 50% single family and 50% two 
family and multiple family, insuring a variety of housing types and 
price ranges are available in the community as a whole 

 Provide for multiple family developments only in areas, which are 
located in higher intensity of use areas 

 Encourage the development of residential amenities, including 
parks, access to public services, open space and 
shopping/entertainment with non-motorized transportation 
linkages to help lessen traffic flow problems or conflicts. 

Source:  Village of Vernon Hills Comprehensive Plan 2012 adopted May 15, 2012. 
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General Scope and Methodology 
 
KMA performed its analysis by conducting a series of meetings and discussions with Village 
staff, starting in November, 2015 and continuing periodically up to the date of this report.  The 
objective of the meetings was to gather data related to the qualification criteria for properties 
included in the study area.  These meetings were complemented by a series of field surveys for 
the entire area to evaluate the condition of the proposed RPA, reviewing individual parcels as the 
RPA as a whole.  The surveys and data collected have been utilized to test the likelihood that the 
proposed RPA would qualify for TIF designation. 
 
The qualification factors discussed in this report qualify the RPA as a “blighted-vacant” area as 
such term defined pursuant to the TIF Act. 
 
For additional information about KMA’s data collection and evaluation methods, refer to Section 
III of this report.  
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II. QUALIFICATION CRITERIA 
 
With the assistance of Village staff, Kane, McKenna and Associates, Inc. assessed the proposed 
RPA to determine the likelihood that qualifying factors listed in the TIF Act would be present.  
The relevant provisions of the TIF Act are cited below. 
 
The TIF Act sets out specific procedures which must be adhered to in designating a 
redevelopment project area.  By definition, a “redevelopment project area” is: 
 

“An area designated by the municipality, which is not less in the aggregate than 1½ acres 
and in respect to which the municipality has made a finding that there exist conditions 
which cause the area to be classified as a blighted area or a conservation area, or a 
combination of both blighted areas and conservation areas.” 
 

Under the TIF Act, a “blighted area” or “conservation area” means any improved or vacant area 
within the boundaries of a development project area located within the territorial limits of the 
municipality where certain conditions are met.  Attached hereto as Appendix II is a description 
of the qualification factors required to designate a redevelopment project area as a “blighted 
area” or “conservation area” pursuant to the TIF Act. 

 
 



 

 
Village of Vernon Hills, Illinois 
TIF Qualification Report – Milwaukee Avenue/Townline Road 

5 

III. EVALUATION METHODOLOGY 
 
In evaluating the proposed RPA’s potential qualification as a TIF District, the following 
methodology was utilized: 
 
1) Site surveys of the RPA were undertaken by representatives from KMA, supplemented 

with photographic analysis of the sites.  Site surveys were completed for each parcel of 
land within the proposed RPA. 

 
2) KMA conducted evaluations of the sites in conjunction with data provided by other 

professionals including a Phase 1 Environmental Site Assessment dated August 28, 2015 
prepared by the Apex Companies, LLC and a report dated January 18, 2016 of Manhard 
Consulting, Ltd. (the “Engineer”) related to the chronic flooding that adversely impacts 
the property in the RPA as attached hereto as Appendix III.  Additionally, KMA 
reviewed the following data:  2009-2014 tax information from Lake County, tax parcel 
maps, aerial photos, site data, local history (including discussions with Village staff), and 
an evaluation of area-wide factors that have affected the area's development.   

 
3) Existing site conditions were initially surveyed only in the context of checking, to the 

best and most reasonable extent available, TIF Act factors applicable to specific 
structures and site conditions of the parcels.   

 
4) The proposed RPA was examined to assess the applicability of the different factors 

required for qualification as a redevelopment project area pursuant to the TIF Act.  
Examination was made by reviewing the information and determining how each 
measured when evaluated against the relevant factors.  The proposed RPA was evaluated 
to determine the applicability of the various factors, which would qualify the area as 
blighted-vacant area pursuant to the TIF Act.   
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IV. QUALIFICATION FINDINGS FOR PROPOSED RPA 
 
Based upon KMA’s evaluation of parcels in the proposed RPA and analysis of each of the 
eligibility factors summarized in Section II and Appendix II, KMA has determined that of the six 
(6) factors that allow an area to be designated as “blighted vacant” pursuant to the TIF Act, the 
following two (2) were present.   
 
1) Declining or Lagging EAV.  The area’s EAV has grown at a rate slower than the 

Consumer Price Index for five (5) of the last five (5) years (refer to Table 2 below).   
 
Table 2 
EAV Trends for Sub-Area 1 

 2014 2013 2012 2011 2010 2009 
Total EAV for 
Area $263,115 $264,747 $262,322 $259,807 $257,735 $254,385 

Annual Change 0.62% 0.92% 0.97% 0.80% 1.32% -- 
CPI 1.60% 1.50% 2.10% 3.20% 1.60% -0.4% 

 
2) Environmental Remediation 
 
 The area has incurred Illinois Environmental Protection Agency or United States 

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

 
 A Phase 1 Environmental Site Assessment dated August 28, 2015 prepared by the Apex 

Companies, LLC (“Apex”) identified several Recognized Environmental Conditions 
(REC) associated with certain portions of the RPA.  The north central portion of the RPA 
was identified as a former dump site, where an above ground storage tank (AST), 
partially buried 55 gallon drums, a water heater tank, crushed drums, and other debris 
were reported present.  A former household waste landfill was also identified on the 
property with possible chemical storage as well (associated with prior agricultural uses).  
The southeast portion of the RPA includes fill piles associated with the contribution of 
Route 22 fill (non-native and mixed concrete and asphalt fragments).  In the opinion of 
Apex, former landfill uses and dumping found in the RPA pose RECs to the property.  It 
is likely that any proposed redevelopment will need to address such RECs. 

 
Furthermore, KMA has determined that of the six (6) “stand alone” factors that allow an area to 
be designated as “blighted vacant” pursuant to the TIF Act, the following two (2) were present.  
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1) Chronic Flooding.  The area qualifies under the TIF Act using a single stand-alone factor 
in the TIF Act.  The TIF Act provides that if an area, prior to its designation, is subject to 
“chronic flooding that adversely impacts on real property in the area as certified by a 
registered professional engineer or appropriate regulatory agency” and “the 
redevelopment project provides for facilities or improvements to contribute to the 
alleviation of all or part of the flooding,” then a finding of chronic flooding can be made. 

 
According to the Engineer, the site often becomes inundated with standing water during 
rain events caused by various factors including large amounts of offsite flow from sewers 
draining onto and through the RPA, the slope of the property and soil conditions which 
combined with the presence of wetlands, renders certain parts of the site unsuitable for 
development.  The Engineer concludes that the RPA experiences chronic flooding due 
the combination of flat to mild slopes throughout the majority of the RPA, poor to 
moderately drained soils and existence of a large amount of offsite flow which drains 
across the center of the RPA. 

 
2) Unused Disposal Site.  The area consists of an unused or illegal disposal site containing 

earth, stone, building debris, or similar materials that were removed from construction, 
demolition, excavation, or dredge sites. 

 
The presence of fill materials located at the southwest part of the RPA from the Route 22 
construction serve to qualify this portion of the RPA. 
 
The above described factors necessary to designate the RPA as a “blighted vacant” area under 
the TIF Act are summarized in the table below. 
 
Table 3 
Qualification Findings –Study Area 

Maximum 
Possible 
Factors per 
Statute 

 
Minimum Factors 
Needed to Qualify 
per Statute 

 
 
Qualifying Factors Present in 
Proposed Study Area 

6 2 2 (from 6 possible factors) 
 
• Environmental Remediation 
• Lag in EAV Growth 

 
 

1 (“Stand Alone”) • Chronic flooding 

 1 (“Stand Alone”) • Unused Disposal Site 
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V. SUMMARY OF FINDINGS; GENERAL ASSESSMENT OF QUALIFICATION 
 
The following is a summary of relevant qualification findings as it relates to the Village 
potentially designating the study area as a TIF District.   
 

• The area is contiguous and is greater than 1½ acres in size; 
 

• The proposed RPA will qualify as a “blighted-vacant” area.  Further, the factors as 
documented herein are present to a meaningful extent and are distributed throughout the 
proposed RPA.  (A more detailed analysis of the qualification findings is outlined in 
Section IV of this report.) 
 

• All property in the area would substantially benefit by the proposed redevelopment 
project improvements; 
 

• The sound growth of taxing districts applicable to the area, including the Village, has 
been impaired by the factors found present in the area; and 
 

• The area would not be subject to redevelopment without the investment of public funds, 
including property tax increment. 

 
In the judgment of KMA, these preliminary findings support the case for the Village to initiate a 
formal process to consider the proposed RPA as a TIF District. 
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Appendix II 
 

Qualification Factors 



 

 

TIF Qualification Factors for a Blighted Improved Area or a Conservation Area 
 
A redevelopment project area is designated as a “conservation area” pursuant to the TIF Act if 
industrial, commercial and residential buildings or improvements are detrimental to the public 
safety, health or welfare because of a combination of three (3) or more of the following factors, 
each of which is (i) present, with that presence documented to a meaningful extent so that a 
municipality may reasonably find that the factor is clearly present within the intent of the TIF 
Act and (ii) reasonably distributed throughout the improved part of the redevelopment project 
area: 

 
(A) Dilapidation.  An advanced state of disrepair or neglect of necessary repairs to the 

primary structural components of building or improvements in such a 
combination that a documented building condition analysis determines that major 
repair is required or the defects are so serious and so extensive that the buildings 
must be removed. 

 
(B) Obsolescence.  The condition or process of falling into disuse.  Structures become 

ill-suited for the original use. 
 
(C) Deterioration.  With respect to buildings, defects include but are not limited to, 

major defects in the secondary building components such as doors, windows, 
porches, gutters, downspouts, and fascia.  With respect to surface improvements, 
that the condition of roadways, alleys, curbs, gutters, sidewalks, off-street parking 
and surface storage areas evidence deterioration, including, but limited to, surface 
cracking, crumbling, potholes, depressions, loose paving material and weeds 
protruding through paved surfaces. 

 
(D) Presence of Structures Below Minimum Code Standards.  All structures that do 

not meet the standards of zoning, subdivision, building, fire and other 
governmental codes applicable to property, but not including housing and 
property maintenance codes. 

 
(E) Illegal Use of Individual Structures.  The use of structures in violation of 

applicable federal, State, or local laws, exclusive of those applicable to the 
presence of structures below minimum code standards. 

 
(F) Excessive Vacancies.  The presence of buildings that are unoccupied or under-

utilized and that represent an adverse influence on the area because of the 
frequency, extent or duration of the vacancies.  
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(G) Lack of Ventilation, Light, or Sanitary Facilities.  The absence of adequate 
ventilation for light or air circulation in spaces or rooms without windows, or that 
require the removal of dust, odor, gas, smoke or other noxious airborne materials.  
Inadequate natural light and ventilation means the absence of skylights or 
windows for interior spaces or rooms and improper window sizes and amounts by 
room area to window area ratios.  Inadequate sanitary facilities refers to the 
absence or inadequacy of garbage storage and enclosure, bathroom facilities, hot 
water and kitchens and structural inadequacies preventing ingress and egress to 
and from all rooms and units within a building. 

 
(H) Inadequate Utilities.  Underground and overhead utilities such as storm sewers 

and storm drainage, sanitary sewers, water lines and gas, telephone and electrical 
services that are shown to be inadequate.  Inadequate utilities are those that are:  
(i) of insufficient capacity to serve the uses in the redevelopment project area; (ii) 
deteriorated, antiquated, and obsolete or in disrepair; or (iii) lacking within the 
redevelopment project area. 

 
(I) Excessive Land Coverage and Overcrowding of Structures and Community 

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

 
(J) Deleterious Land-Use or Layout.  The existence of incompatible land-use 

relationships, buildings occupied by inappropriate mixed-uses, or uses considered 
to be noxious, offensive or unsuitable for the surrounding area. 

 
(K) Environmental Clean-Up.  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.  Any such 
remediation costs would constitute a material impediment to the development or 
redevelopment of the redevelopment project area. 
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(L) Lack of Community Planning.  The proposed redevelopment project area was 
developed prior to or without the benefit or guidance of a community plan.  This 
means that the development occurred prior to the adoption by the municipality of 
a comprehensive or other community plan or that the plan was not followed at the 
time of the area’s development.  This factor must be documented by evidence of 
adverse or incompatible land-use relationships, inadequate street layout, improper 
subdivision, parcels of inadequate shape and size to meet contemporary 
development standards or other evidence demonstrating an absence of effective 
community planning. 

 
(M) “Stagnant” EAV.  The total equalized assessed value (EAV) of the proposed 

redevelopment project area has declined for three (3) of the last five (5) calendar 
years , or is increasing at an annual rate that is less than the balance of the 
municipality for three (3) of the last five (5) calendar years, or is increasing at an 
annual rate that is less than the Consumer Price Index for All Urban Consumers 
published by the United States Department of Labor or successor agency for three 
(3) of the last five (5) calendar years.  The finding is based on the last 5 years for 
which information is available. 

 
TIF Qualification Factors for a Vacant Area 

 
The following are the factors to determine qualification of a redevelopment project area to be 
characterized as “blighted-vacant.”  Pursuant to the TIF Act, such an area meets state standards 
provided that: 
 

If vacant, the sound growth of the redevelopment project area is impaired by two or more 
of the following factors that (i) is present, with that presence documented, to a 
meaningful extent so that a municipality may reasonably find that the factor is clearly 
present within the intent of the TIF Act and (ii) is reasonably distributed throughout the 
vacant part of the redevelopment project area: 
 
(A) Obsolete platting of vacant land that results in parcels of limited or narrow size or 

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

 
(B) Diversity of ownership of parcels of vacant land sufficient in number to retard or 

impede the ability to assemble the land for development. 
 
(C) Tax and special assessment delinquencies exist or the property has been the 

subject of tax sales under the Property Tax Code within the last five (5) years. 
 
(D) Deterioration of structures or site improvements in neighboring areas adjacent to 

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

 
(F) The total equalized assessed value of the proposed redevelopment project area has 

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

 
Additionally, one (1) or more of the following factors (“stand alone” factors) must be 
present in the area under study: 

 
(A) The redevelopment project area consists of one or more unused quarries, mines, 

or strip mine ponds. 
 

(B) The redevelopment project area consists of unused rail yards, rail tracks, or 
railroad rights of way. 

 
(C) The redevelopment project area, prior to its designation, is subject to (i) chronic 

flooding that adversely impacts on real property in the area as certified by a 
registered professional engineer or appropriate regulatory agency or (ii) surface 
water that discharges from all or a part of the area and contributes to flooding 
within the same watershed, but only if the redevelopment project provides for 
facilities or improvements to contribute to the alleviation of all or part of the 
flooding. 

 
(D) The redevelopment project area consists of an unused or illegal disposal site 

containing earth, stone, building debris, or similar materials that were removed 
from construction, demolition, excavation, or dredge sites. 
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(E) Prior to November 1, 1999, the redevelopment project area is not less than 50 nor  
more than 100 acres and 75% of which is vacant (notwithstanding that the area 
has been used for commercial agricultural purposes within 5 years prior to the 
designation of the redevelopment project area), and the redevelopment project 
redevelopment project area meets at least one of the factors itemized in paragraph 
(1) of this subsection, the area has been designated as a town or village center by 
ordinance or comprehensive plan adopted prior to January 1, 1982, and the area 
has not been developed for that designated purpose. 

 
(F) The redevelopment project area qualified as a “blighted area” immediately prior 

to becoming vacant, unless there has been substantial private investment in the 
immediately surrounding area. 
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Appendix III 
 

Engineer Report Re:  Chronic Flooding 



January 18, 2016

Mayor Roger Byrne
Village of Vernon Hills
290 Evergreen Drive
Vernon Hills, Illinois 60061

RE: MELLODY FARM SHOPS & RESTAURANTS
NEC ROUTE 21 AND ROUTE 60
VILLAGE OF VERNON HILLS, ILLINOIS

Dear Mayor Byrne:

On behalf of our client, Regency Centers, we are providing this document and the enclosed information
to support designation of a tax increment financing (“TIF”) district for the proposed Mellody Farm
development parcel (the “Property”), located at the northeast corner of the intersection of Rt.
21/Milwaukee Avenue and Route 60/Townline Road in Vernon Hills, Illinois.

In our professional opinion, chronic flooding which is reasonably distributed throughout the vacant
portion of the Property impairs the sound growth of the development project. The Property is adversely
impacted by chronic flooding from the Des Plaines River and runoff tributary to the property which drains
overland through the subject parcel, as evidenced by the available information that is detailed within this
report. These areas are prone to chronic flooding based upon evidence procured from various
engineering studies, aerial topographic mapping, FEMA flood maps and jurisdictional wetland
delineations of the site.

The following report presents the results from an investigation into the reasons behind chronic flooding
issues within the 53.4 acre Mellody Farm Development. This investigation was performed at the request
of the Village. Enclosed within are the following documents:

1. Exhibit 1A-C: Aerial Maps
2. Exhibit 2: Location Map
3. Exhibit 3: USGS Topographic/Hydrologic Map
4. Exhibit 4: FEMA Firm Panel 17097C0252K
5. Exhibit 5: NRCS Soil Map
6. Exhibit 6: National Wetland Inventory Map
7. Exhibit 7: Existing Topography
8. Document 1: Preliminary Jurisdictional Determination

Property Description
The proposed development is a ±53 acre tract of land bound by Illinois Route 21 to the West, Illinois
Route 60 to the South, a private property owned by Hollister Incorporated to the North, and the Des
Plaines River to the East. The site is in Section 34, Township 44, Range 11E. The proposed site will
include a mix of commercial and high density residential. Currently the site is idle farmland, open space,
and woodlands. The site often becomes inundated with standing water during rain events, which
combined with the presence of wetlands, renders certain parts of the site unsuitable for development.
Further details about the existing conditions can be found below.
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Background Information
An evaluation of the site characteristics was performed using available online resources. Those results
are the following:

 An aerial photograph from Google Earth dated 2015 was reviewed and shows locations of
farmland and woodland throughout the site. This aerial is labeled Exhibit 1.

 A location map showing the geospatial location of the site relative to surrounding roads and
landmarks. This map is labeled Exhibit 2.

 A USGS hydrologic/topographic map was analyzed and shows general drainage patterns as well
as the location of the northeast wetland, the southeast detention basin, and the Des Plaines
River. This map is labeled Exhibit 3.

 FEMA Floodplain Map, Panel 17097C0252K effective September 18, 2013, shows
approximately 14 acres of the project site located within Zone AE 100-year floodplain/floodway
and approximately an additional 10.7 acres located within 500-year floodplain. Zone AE
indicates that a base flood elevation has been determined for this area. The FEMA Firm is
included as Exhibit 4. These areas on the site comprise approximately 24.7 acres, or 46% of the
vacant Property.

 NRCS Web Soil Survey shows the following soil types on site. An exhibit, labeled Exhibit 5, has
been included with this report which shows the locations of the soils. A more specific
geotechnical investigation and report was completed by ECS Midwest, LLC. and can be
provided upon request.

Pella Silty Clay Loam (153A) ̶  This soil is classified as having a shallow slope (0-2%) and poor
drainage. These soils are slow to drain after a rain event and have a high frequency of ponding but no
frequency of flooding. The hydrologic soil group of this soil is Group D (undrained).

Mundelein Silt Loam (442A) ̶  This soil is classified as having a shallow slope (0-2%) and somewhat
poor drainage. These soils are slower to drain after a rain event but do not have a tendency to pond or
flood. The hydrologic soil group of this soil is Group D (undrained).

Barrington Silt Loam (443A) ̶  This soil is classified as having mild slope (2-4%) and being moderately
well drained. These soils drain well after a rain event and do not have a tendency to pond or flood. The
hydrologic soil group of this soil is Group C.

Markham Silt Loam (531B) ̶  This soil is classified as having mild slope (2-4%) and being moderately
well drained. These soils drain well after a rain event and do not have a tendency to pond or flood. The
hydrologic soil group of this soil is Group C.

Zurich Silt Loam (696B) ̶  This soil is classified as having shallow to moderate slopes (1-6%) and being
moderately well drained. These soils drain well after a rain event and do not have a tendency to pond or
flood. The hydrologic soil group of this soil is Group C.

Orthents, Clayey, Undulating (805B) ̶  This soil is classified as having shallow slopes (0-2%) and being
moderately well drained. These soils drain moderately well after a rain event and do not have a high
frequency to pond or flood. The hydrologic soil group of this soil is Group D.

Sawmill Silt Clay Loam (1107A) ̶  This soil is classified as having shallow slopes (0-2%) and being
poorly drained. These soils drain poorly after a rain event and have a high frequency to pond and flood.
The hydrologic soil group of this soil is Group D (undrained).

 U.S. Fish and Wildlife Service National Wetlands Inventory (NWI) shows a “Freshwater
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Emergent Wetland” (labeled PEMC) located in the northeast corner of the site. In addition, a
small portion of “Freshwater Forested/Shrub Wetland” is located in the southeast corner. This
map is labeled Exhibit 6. Note that while this map does show some onsite wetlands, the
preliminary jurisdictional determination done by Lake County SMC (see below) contains the field
verified wetland locations and sizes.

 A preliminary jurisdictional determination (PJD) was submitted and completed by Lake County
SMC (LCSMC) in December of 2015. That determination found there to be one 0.07 acre
Waters of the United States (WOUS) wetland along the eastern edge of the property with direct
connection to the Des Plaines River. There also exists two Isolated Waters of Lake County
(IWLC) wetlands onsite, a 0.86 acres wetland in the middle of the site and also the existing
detention basin. A copy of that LCSMC PJD letter has been included with this submittal and is
labeled Document 1.

Site Investigation
As previously mentioned, the existing site is mainly farmland with low to mild slopes. In general, site
runoff drains towards the middle of the site and east directly into the Des Plaines River. The southwest
corner has the highest slopes onsite, which are generally between 3-5%. The north and northwestern
portion of the site have slightly milder slopes around 1-2%. The flattest portion of the site is the middle,
which experiences the highest degree of flooding, and has slopes mostly around and below 1%.

The primary cause of ponding and flooding onsite, other than shallow slopes towards the middle of the
site, is the existence of three I.D.O.T. sewers which outlet along the western edge of the property. While
exact incoming drainage areas and discharges are unknown, it is believed that portions of Milwaukee
Avenue and the neighboring Hawthorne Mall discharge at this point. Currently those three incoming
pipes outlet and are partially picked up by a drain tile which connects directly to the Des Plaines River.
Excess runoff flows overland along the natural drainage course of the site. A copy of the existing
topography has been included with this submittal and is labeled Exhibit 7.

Due to a combination of the aforementioned items, the site experiences chronic flooding throughout the
property and becomes inaccessible. The flat slopes of the site do not properly convey the stormwater
runoff that is tributary to the site through the multiple storm sewers that discharge at the property line.
This in combination with the poor draining soils found on the property creates the chronic flooding issue
on the subject property.

Conclusion
The proposed development on the Mellody Farm property of Vernon Hills is a 53.4 acres development of
currently idle farmland. Initial investigations show that there is approximately 2 acres of wetland
(including the existing detention basin) and 14 acres of 100-year floodplain located on the property. The
site currently experiences chronic flooding which is caused by a combination of flat to mild slopes
throughout the majority of the site, poor-to-moderately drained soils and the existence of a large amount
of offsite flow which drains across the center of the subject property.

Yours truly,
MANHARD CONSULTING, LTD.

___________________________
Jesse G. Conrad, P.E.
Project Manager
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Enclosure

Cc:
Matt Hendy, Regency Centers
Alisa Madigan, Regency Centers
Nick Wibbenmeyer, Regency Centers
Joe Carey, Village of Vernon Hills
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