Village of Downers Grove

Annual Joint Review Board Meeting

Meadowbrook Shopping Center Tax Increment Financing District

Table 1 - Detailed information on this Joint Review Board Meeting

Meeting Location

Civic Center - Betty Cheever Council Chambers

Meeting Address

850 Curtiss St., Downers Grove, IL 60515

Meeting Date

July 20, 2026 at 4:10 PM

Call to Order.

Roll Call.

Overview of the Annual 2025 Meadowbrook Shopping Center T.I.F.

Report.

Questions and Discussion.

Public Comments.

Adjournment.

07/20/2026 - Joint Review Board - Meadowbrook | Agenda | Village of Downers Grove
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FY 2025

ANNUAL TAX INCREMENT FINANCE

SUSANA A. MENDOZA

REPORT

ILLINOIS STATE COMPTROLLER
Name of Municipality: Village of Downers Grove Reporting Fiscal Year: 2025
County: DuPage County Fiscal Year End: 12/31/2025
Unit Code: 022/042/32
| FY 2025 TIF Administrator Contact Information-Required B
First Name: Jason Last Name: Zawila
Address: 850 Curtiss Street Title: Planning Manager
Telephone: 630-434-5520 City: Downers Grove Zip: 60515
E-mail jzawila@downers.us

| attest to the best of my knowledge, that this FY 2025 report of the redevelopment project area(s)

in the City/Village of: Downers Grove

is complete and accurate pursuant to Tax Increment Allocation Redevelopment Act [65 ILCS 5/11-74.4-3 et. seq.] and or Industrial
Jobs Recovery Law [65 ILCS 5/11-74.6-10 et. seq.].

o ?Q_,.,/ ¢[re] et

Writtén signﬁ of TIF Administrator Date

Section 1 (65 ILCS 5/11-74.4-5 (d) (1.5) and 65 ILCS 5/11-74.6-22 (d) (1.5))
FILL OUT ONE FOR EACH TIF DISTICT

. Date Designated Date Terminated
Name of Redevelopment Project Area MM/DD/YYYY MM/DDIYYYY
Ogden Avenue 216/2001
Washington and Curtiss Street 5/10/2022
Meadowbrook Shopping Center 4/9/2025

*All statutory citations refer to one of two sections of the Illinois Municipal Code: The Tax Increment Allocation Redevelopment Act [65
ILCS 5/11-74.4-3 et. seq.] or the Industrial Jobs Recovery Law [65 ILCS 5/11-74.6-10 et. seq.]



SECTION 2 [Sections 2 through 8 must be completed for each redevelopment project area listed in Section 1.]
FY 2025
Name of Redevelopment Project Area:

Meadowbrook Shopping Center

| Primary Use of Redevelopment Project Area*:

*Types include: Central Business District, Retail, Other Commercial, Industrial, Residential, and Combination/Mixed.
If "Combination/Mixed" List Component Types:

Under which section of the lllinois Municipal Code was the Redevelopment Project Area designated? (check one):
Tax Increment Allocation Redevelopment Act
Industrial Jobs Recovery Law

Please utilize the information below to properly label the Attachments.

No Yes

For redevelopment projects beginning prior to FY 2022, were there any amendments, to the redevelopment plan, the
redevelopment project area, or the State Sales Tax Boundary? [65 ILCS 5/11-74.4-5 (d) (1) and 5/11-74.6-22 (d) (1)]

If yes, please enclose the amendment (Labeled Attachment A).

For redevelopment projects beginning in or after FY 2022, were there any amendments, enactments or extensions to the
redevelopment plan, the redevelopment project area, or the State Sales Tax Boundary? [65 ILCS 5/11-74.4-5 (d) (1) and 5/11-74.6-
22 (d) (1]

If yes, please enclose the amendment, enactment or extension, and a copy of the redevelopment plan (Labeled
Attachment A).

Certification of the Chief Executive Officer of the municipality that the municipality has complied with all of the requirements of the
Act during the preceding fiscal year. [65 ILCS 5/11-74.4-5 (d) (3) and 5/11-74.6-22 (d) (3)]

Please enclose the CEO Certification (Labeled Attachment B).
Opinion of legal counsel that municipality is in compliance with the Act. [65 ILCS 5/11-74.4-5 (d) (4) and 5/11-74.6-22 (d) (4)]

Please enclose the Legal Counsel Opinion (Labeled Attachment C).

Statement setting forth all activities undertaken in furtherance of the objectives of the redevelopment plan, including any project
implemented and a description of the redevelopment activities. [65 ILCS 5/11-74.4-5 (d) (7) (A and B) and 5/11-74.6-22 (d) (7) (A
and B)]

If ves. please enclose the Activities Statement (Labled Attachment D).
Were any agreements entered into by the municipality with regard to the disposition or redevelopment of any property within the

redevelopment project area or the area within the State Sales Tax Boundary? [65 ILCS 5/11-74.4-5 (d) (7) (C) and 5/11-74.6-22 (d)
(") (C)

If ves. please enclose the Aareement(s) (Labeled Attachment E).

Is there additional information on the use of all funds received under this Division and steps taken by the municipality to achieve the

objectives of the redevelopment plan? [65 ILCS 5/11-74.4-5 (d) (7) (D) and 5/11-74.6-22 (d) (7) (D)] X

If yes, please enclose the Additional Information (Labeled Attachment F).
Did the municipality's TIF advisors or consultants enter into contracts with entities or persons that have received or are receiving

payments financed by tax increment revenues produced by the same TIF? [65 ILCS 5/11-74.4-5 (d) (7) (E) and 5/11-74.6-22 (d) (7)
(EN

If ves. please enclose the contract(s) or description of the contract(s) (Labeled Attachment G).

Were there any reports submitted to the municipality by the joint review board? [65 ILCS 5/11-74.4-5 (d) (7) (F) and 5/11-74.6-22

(d) (7) (F)] X
If ves, please enclose the Joint Review Board Report (Labeled Attachment H).

Were any obligations issued by the municipality? [65 ILCS 5/11-74.4-5 (d) (8) (A) and 5/11-74.6-22 (d) (8) (A)]
If yes, please enclose any Official Statement (labeled Attachment I). If Attachment | is answered yes, then the Analysis X

must be attached (Labeled Attachment J).
An analysis prepared by a financial advisor or underwriter, chosen by the municipality, setting forth the nature and term of

obligation; projected debt service including required reserves and debt coverage; and actual debt service. [65 ILCS 5/11-74.4-5 (d)
(8) (B) and 5/11-74.6-22 (d) (8) (B)] X
If attachment | is yes, the Analysis and an accompanying letter from the municipality outlining the contractual relationship
between the municipality and the financial advisor/underwriter MUST be attached (Labeled Attachment J).

Has a cumulative of $100,000 of TIF revenue been deposited into the special tax allocation fund? 65 ILCS 5/11-74.4-5 (d) (2) and
5/11-74.6-22 (d) (2) X
If yes, please enclose audited financial statements of the special tax allocation fund (Labeled Attachment K).
Cumulatively, have deposits of incremental taxes revenue equal to or greater than $100,000 been made into the special tax
allocation fund? [65 ILCS 5/11-74.4-5 (d) (9) and 5/11-74.6-22 (d) (9)]

If yes, the audit report shall contain a letter from the independent certified public accountant indicating compliance or
noncompliance with the requirements of subsection (q) of Section 11-74.4-3 (Labeled Attachment L).

A list of all intergovernmental agreements in effect to which the municipality is a part, and an accounting of any money transferred
or received by the municipality during that fiscal year pursuant to those intergovernmental agreements. [65 ILCS 5/11-74.4-5 (d) X

(10)]
)

For redevelopment projects beginning in or after FY 2022, did the developer identify to the municipality a stated rate of return for
each redevelopment project area? Stated rates of return required to be reported shall be independently verified by a third party
chosen by the municipality. X
If yes, please enclose evidence of third party verification, may be in the form of a letter from the third party (Labeled
Attachment N).

Letter from the Mayor/Village President designating the municipality's TIF Administrator. X
Must include the phone number and email address of the designated party (Labeled Attachment O.)




SECTION 3.1 [65 ILCS 5/11-74.4-5 (d)(5)(a)(b)(d)) and (65 ILCS 5/11-74.6-22 (d) (5)(a)(b)(d)]

FY 2025
Name of Redevelopment Project Area:

Meadowbrook Shopping Center

Provide an analysis of the special tax allocation fund.

Special Tax Allocation Fund Balance at Beginning of Reporting Period

cumurative
Revenue/Cash Totals of
SOURCE of Revenue/Cash Receipts: Receipts for Revenue/Cash
C“'f"e“t Receipts for life
Reporting Year of TIF % of Total
Property Tax Increment 0%
State Sales Tax Increment 0%
Local Sales Tax Increment 0%
State Utility Tax Increment 0%
Local Utility Tax Increment 0%
Interest 0%
Land/Building Sale Proceeds 0%
Bond Proceeds 0%
Transfers from Municipal Sources 0%
Private Sources 0%
Other (identify source ; if multiple other sources, attach
schedule) 0%
All Amount Deposited in Special Tax Allocation Fund [$ - |
Cumulative Total Revenues/Cash Receipts [$ - 0%|
Total Expenditures/Cash Disbursements (Carried forward from $ -
Section 3.2)
Transfers to Municipal Sources
Distribution of Surplus
Total Expenditures/Disbursements [$ - |
Net/Income/Cash Receipts Over/(Under) Cash Disbursements | $ - |
Previous Year Adjustment (Explain Below) | |
FUND BALANCE, END OF REPORTING PERIOD* [ $ - |

* If there is a positive fund balance at the end of the reporting period, you must complete Section 3.3

Previous Year Explanation:




SECTION 3.2 A[65 ILCS 5/11-74.4-5 (d) (5) (c) and 65 ILCS 5/11-74.6-22 (d) (5)(c)]
FY 2025
Name of Redevelopment Project Area:
Meadowbrook Shopping Center

ITEMIZED LIST OF ALL EXPENDITURES FROM THE SPECIAL TAX ALLOCATION FUND

PAGE 1

Category of Permissible Redevelopment Cost [65 ILCS 5/11-74.4-3 (q) and 65 ILCS 5/11-74.6-
10 (0)] Amounts Reporting Fiscal Year
1. Cost of studies, surveys, development of plans, and specifications. Implementation and
administration of the redevelopment plan, staff and professional service cost.

$ -
2. Annual administrative cost.

$ -
3. Cost of marketing sites.

$ -
4. Property assembly cost and site preparation costs.

$ -
5. Costs of renovation, rehabilitation, reconstruction, relocation, repair or remodeling of existing
public or private building, leasehold improvements, and fixtures within a redevelopment project
area.

$ -
6. Costs of the constructuion of public works or improvements.

$ -




SECTION 3.2 A
PAGE 2

7. Costs of eliminating or removing contaminants and other impediments.

8. Cost of job training and retraining projects.

9. Financing costs.

10. Capital costs.

11. Cost of reimbursing school districts for their increased costs caused by TIF assisted housing
projects.

12. Cost of reimbursing library districts for their increased costs caused by TIF assisted housing
projects.




SECTION 3.2 A

PAGE 3

13. Relocation costs.

$
14. Payments in lieu of taxes.

$
15. Costs of job training, retraining, advanced vocational or career education.

$
16. Interest cost incurred by redeveloper or other nongovernmental persons in connection with a
redevelopment project.

$
17. Cost of day care services.

$
18. Other.

$

[TOTAL ITEMIZED EXPENDITURES | $




Section 3.2 B [Information in the following section is not required by law, but may be helpful in
creating fiscal transparency.]
FY 2025
Name of Redevelopment Project Area:

Meadowbrook Shopping Center

List all vendors, including other municipal funds, that were paid in excess of $10,000 during the
current reporting year.

Name Service Amount




SECTION 3.3 [65 ILCS 5/11-74.4-5 (d) (5d) 65 ILCS 5/11-74.6-22 (d) (5d]

FY 2025

Name of Redevelopment Project Area:
Meadowbrook Shopping Center

Breakdown of the Balance in the Special Tax Allocation Fund At the End of the Reporting Period by source

FUND BALANCE BY SOURCE

1. Description of Debt Obligations

Amount of Original Issuance

Amount Designated

Total Amount Designated for Obligations

2. Description of Project Costs to be Paid

Amount of Original Issuance

Amount Designated

Total Amount Designated for Project Costs

TOTAL AMOUNT DESIGNATED

SURPLUS/(DEFICIT)




SECTION 4 [65 ILCS 5/11-74.4-5 (d) (6) and 65 ILCS 5/11-74.6-22 (d) (6)]
FY 2025
Name of Redevelopment Project Area:

Meadowbrook Shopping Center

Provide a description of all property purchased by the municipality during the reporting fiscal year within the
redevelopment project area.

Indicate an 'X' if no property was acquired by the municipality within the
redevelopment project area.

Property (1):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Property (2):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Property (3):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Property (4):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Property (5):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Property (6):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Property (7):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:




SECTION 5 [20 ILCS 620/4.7 (7)(F)]
FY 2025
Name of Redevelopment Project Area:

Meadowbrook Shopping Center

PAGE 1
Page 1 MUST be included with TIF report. Pages 2 and 3 are to be included ONLY if projects are listed.
Select ONE of the following by indicating an X'
1. NO projects were undertaken by the Municipality Within the Redevelopment Project Area. X

2. The municipality DID undertake projects within the Redevelopment Project Area. (If selecting this option,
complete 2a and 2b.)

2a. The total number of ALL activities undertaken in furtherance of the objectives of the redevelopment
plan:

2b. The NUMBER of new projects undertaken in fiscal year 2022 or any fiscal year thereafter, within the
Redevelopment Project Area.

LIST ALL projects undertaken by the Municipality Within the Redevelopment Proj

ect Area:

Estimated Investment for
TOTAL: 11/1/99 to Date Subsequent Fiscal Year

Total Estimated to
Complete Project

Private Investment Undertaken (See Instructions) $ -1 % -

$

Public Investment Undertaken $ -19$ -

$

Ratio of Private/Public Investment 0

Project 1 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0

Project 2 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0

Project 3 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0

Project 4 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0

Project 5 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0

Project 6 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0




SECTION 6 [Information requested in SECTION 6.1 is not required by law, but may be helpful in evaluating the performance of TIF in lllinois.
SECTIONS 6.2, 6.3, and 6.4 are required by law, if applicable. (65 ILCS 5/11-74.4-5(d))]

FY 2025

Name of Redevelopment Project Area:

Meadowbrook Shopping Center

SECTION 6.1-For redevelopment projects beginning before FY 2022, complete the following
information about job creation and retention.

Number of Jobs Retained

Number of Jobs Created

Job Description and Type

(Temporary or Permanent) Total Salaries Paid

SECTION 6.2-For redevelopment projects beginning in or after FY 2022, complete the following information about projected job creation and actual job

creation.

Project Name

The number of jobs, if any, projected to be created at the
time of approval of the redevelopment agreement.

The number of jobs, if any, created as a result of the
development to date, under the same guidelines and
assumptions as was used for the projections used at the
time of approval of the redevelopment agreement.

increment created.

SECIIUN b.3-For redevelopment projects beginning In or arter kY 2022, compilete the rollowing intormat

1on about increment projected to be created and actual

Project Name

The amount of increment projected to be created at the
time of approval of the redevelopment agreement.

The amount of increment created as a result of the
development to date, using the same assumptions as was
used for the projections used at the time of the approval of
the redevelopment agreement.

SECTION 6.4-For redevelopment projects beginning in or after FY 2022, provide the stated rate of
return identified by the developer to the municipality and verified by an independent third party, IF

ANY:

Project Name

Stated Rate of Return




SECTION 7 [Information in the following section is not required by law, but may be helpful in evaluating
the performance of TIF in lllinois.]

FY 2025
Name of Redevelopment Project Area:

Meadowbrook Shopping Center

Provide a general description of the redevelopment project area using only major boundaries.

The area generally bound by Belmont Road to the west, 63rd Street to the north, Woodward Avenue to the east and the
southern property line of the shopping center.

Optional Documents Enclosed
Legal description of redevelopment project area X
Map of District X




PARCEL 1:

LOTS 1, 2 AND 3 IN MEADOWBROOK SUBDIVISION, BEING A SUBDIVISION OF THAT
PART OF THE NORTHEAST 1/4 OF SECTION 24, TOWNSHIP 38 NORTH, RANGE 10, EAST
OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF
RECORDED FEBRUARY 1, 1973 AS DOCUMENT NUMBER R73-05824 AND
CERTIFICATES OF CORRECTION RECORDED AS DOCUMENTS R76-58800 AND R76-
58801, IN DUPAGE COUNTY, ILLINOIS (EXCEPTING FROM LOT 1, AFORESAID, THAT
PART CONVEYED TO THE COUNTY OF DUPAGE BY DOCUMENT R97-135136
DESCRIBED AS BEGINNING AT THE NORTHWEST CORNER OF SAID LOT 1; THENCE
EASTERLY A DISTANCE OF 175 FEET TO THE NORTHEAST CORNER THEREOF;
THENCE SOUTHERLY ON THE EAST LINE OF SAID LOT A DISTANCE OF 10 FEET;
THENCE NORTHWESTERLY A DISTANCE OF 11.61 FEET TO A POINT 10 FEET WEST OF
THE EAST LINE OF LOT 1 AND 4 FEET SOUTH OF THE NORTH LINE OF LOT 1; THENCE
WESTERLY PARALLEL WITH THE NORTH LINE OF LOT 1 A DISTANCE OF 69.85 FEET;
THENCE SOUTHERLY PARALLEL WITH THE WEST LINE OF LOT 1 A DISTANCE OF 4
FEET; THENCE WESTERLY PARALLEL WITH THE NORTH LINE OF LOT 1 A DISTANCE
OF 95.11 FEET TO THE WEST LINE THEREOF; THENCE NORTHERLY ON SAID WEST
LINE A DISTANCE OF 8 FEET TO THE POINT OF BEGINNING, AND ALSO EXCEPTING
FROM LOT 2, AFORESAID, THAT PART CONVEYED TO THE COUNTY OF DUPAGE BY
DOCUMENT R97-135130, DESCRIBED AS THE NORTH 8 FEET OF THE EAST 244.85 FEET
OF THAT PART OF LOT 2 LYING WEST OF THE WEST LINE OF LOT 1).

ALSO

LOT 5 AND THE SOUTH 15.00 FEET OF LOT 4 IN VALLEY CREEK PARK ESTATES UNIT
1, BEING A SUBDIVISION IN THE NORTHEAST 1/4 OF SECTION 24, TOWNSHIP 38
NORTH, RANGE 10, EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE
PLAT THEREOF RECORDED DECEMBER 30, 1957 AS DOCUMENT 866856 AND THE
CERTIFICATE OF CORRECTION RECORDED SEPTEMBER 16, 1958 AS DOCUMENT
894780

ALSO

THOSE PARTS OF THE EXISTING ADJOINING PUBLIC RIGHT OF WAYS, ALL OF THE
ABOVE DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHEAST CORNER OF SAID LOT 5; THENCE SOUTH 89
DEGREES 35 MINUTES 00 SECONDS WEST (ASSUMED) 250.00 FEET ALONG THE
SOUTH LINE OF SAID LOT; THENCE NORTH 54 DEGREES 55 MINUTES 37 SECONDS
WEST 275.59 FEET ALONG THE WESTERLY LINE THEREOF; THENCE NORTH 00
DEGREES 32 MINUTES 00 SECONDS WEST 40.00 FEET TO THE NORTHWEST CORNER
OF SAID LOT 5, BEING ALSO THE SOUTHEAST CORNER OF SAID LOT 3; THENCE
SOUTH 89 DEGREES 35 MINUTES 00 SECONDS WEST TO THE WEST RIGHT OF WAY



LINE OF BELMONT ROAD EXTENDED SOUTH TO ITS INTERSECTION WITH THE
SOUTH RIGHT OF WAY LINE OF SAID ROAD; THENCE NORTH ALONG SAID WEST
RIGHT OF WAY LINE TO ITS INTERSECTION WITH THE SOUTH LINE OF LOT 4 IN SAID
MEADOWBROOK SUBDIVISION EXTENDED WEST; THENCE EAST ALONG SAID
SOUTH LINE TO THE SOUTHEAST CORNER OF SAID LOT; THENCE NORTH ALONG
THE EAST LINE OF SAID LOT, EXTENDED NORTH TO THE NORTH RIGHT OF WAY LINE
OF WEST 63RD STREET; THENCE EAST ALONG SAID NORTH RIGHT OF WAY LINE TO
ITS INTERSECTION WITH THE EAST RIGHT OF WAY LINE OF WOODWARD AVENUE
EXTENDED NORTH; THENCE SOUTH ALONG SAID EAST RIGHT OF WAY LINE TO ITS
INTERSECTION WITH THE SOUTH LINE OF SAID LOT 5 EXTENDED EAST; THENCE
WEST ALONG SAID SOUTH LINE TO SAID POINT OF BEGINNING.

(EXCEPT THAT PART OF SAID LOT 5 AND THE SOUTH 15.00 FEET OF LOT 4
DESCRIBED AS FOLLOWS:

COMMENCING AT THE SOUTHEAST CORNER OF SAID LOT 5; THENCE NORTH ON THE
EAST LINE OF SAID LOT 5 HAVING A BEARING OF NORTH 0 DEGREES 00 MINUTES 00
SECONDS EAST A DISTANCE OF 28.64 FEET; THENCE SOUTH 89 DEGREES 35 MINUTES
00 SECONDS WEST A DISTANCE OF 164.71 FEET; THENCE NORTH 14 DEGREES 25
MINUTES 50 SECONDS WEST A DISTANCE OF 62.17 FEET TO THE POINT OF
BEGINNING; THENCE CONTINUING NORTH 14 DEGREES 25 MINUTES 50 SECONDS
WEST A DISTANCE OF 75.55 FEET; THENCE NORTH 17 DEGREES 23 MINUTES 30
SECONDS WEST A DISTANCE OF 55.13 FEET TO A POINT ON THE NORTH LINE OF THE
SOUTH 15.00 FEET OF SAID LOT 4; THENCE WEST ON THE NORTH LINE OF THE
SOUTH 15.00 FEET OF SAID LOT 4 HAVING A BEARING OF SOUTH 89 DEGREES 35
MINUTES 00 SECONDS WEST A DISTANCE OF 110.38 FEET; THENCE SOUTH 0
DEGREES 25 MINUTES 00 SECONDS EAST, A DISTANCE OF 91.17 FEET; THENCE
SOUTH 69 DEGREES 35 MINUTES 46 SECONDS EAST A DISTANCE OF 119.89 FEET;
THENCE NORTH 41 DEGREES 08 MINUTES 30 SECONDS EAST A DISTANCE OF 10.20
FEET; THENCE NORTH 89 DEGREES 20 MINUTES 06 SECONDS EAST, A DISTANCE OF
25.93 FEET TO THE POINT OF BEGINNING, IN DUPAGE COUNTY, ILLINOIS.

Permanent Index Nos.:
08-24-202-005
08-24-202-008
08-24-202-009
08-24-203-004

Common Address:



2001-2153 63rd Street, 6400 Woodward Avenue, Downers Grove, IL 60515

Common Boundary Description:

The proposed Redevelopment Project Area is generally described as a contiguous area which
generally includes parcels bordered by 63 Street to the north, Belmont Road to the west, Woodward
Avenue to the East, Prentiss Creek residential development to the South and including adjacent rights
of way.
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SECTION 8 [Information in the following section is not required by law, but may be helpful in
evaluating the performance of TIF in lllinois.]
FY 2025
Name of Redevelopment Project Area:

Meadowbrook Shopping Center

Provide the base EAV (at the time of designation) and the EAV for the year reported for the
redevelopment project area.

Reporting Fiscal Year
Year of Designation Base EAV EAV

2025 $ 2,749,730 2,984,282

List all overlapping tax districts in the redevelopment project area.
If overlapping taxing district received a surplus, list the surplus.

X Indicate an 'X' if the overlapping taxing districts did not receive a surplus.

Surplus Distributed
Overlapping Taxing District from redevelopment

DR |AR|R|AR|R|R|AR|R|AR|R|R|P
1




ATTACHMENT B

VILLAGE OF DOWNERS GROVE
MEADOWBROOK SHOPPING CENTER
REDEVELOPMENT PROJECT AREA

CERTIFICATION OF VILLAGE MANAGER (CHIEF EXECUTIVE OFFICER)
REGARDING THE VILLAGE OF DOWNERS GROVE TAX INCREMENT
MEADOWBROOK SHOPPING CENTER REDEVELOPMENT PROJECT

I, David Fieldman, Village Manager of the Village of Downers Grove and, as such, Chief
Executive Officer of the Municipality, certify that the Village of Downers Grove has
complied with requirements of the Illinois Tax Increment Allocation Redevelopment Act
(65 ILCS 5/11-74.4-1, et seq.) during the prior fiscal year, 2025, in relation to the Village
of Downers Grove Meadowbrook Shopping Center Tax Increment Financing District as
enacted through Village Council Ordinances 6112, 6113 and 6114.

June 17, 2026

Doy fre

David Fieldman, Village Manager

Village of Downers Grove — Meadowbrook Shopping Center TIF District
Fiscal Year Ending December 31, 2025



ATTACHMENT C

VILLAGE OF DOWNERS GROVE
MEADOWBROOK SHOPPING CENTER
REDEVELOPMENT PROJECT AREA

OPINION LETTER/VILLAGE ATTORNEY/DOWNERS GROVE OGDEN
AVENUE CORRIDOR REDEVELOPMENT TAX INCREMENT FINANCING
DISTRICT

I, Enza Petrarca, Village Attorney for the Village of Downers Grove produced this
opinion pursuant to Section 11-74.4-5 of the Tax Increment Allocation Redevelopment
Act (65 ILCS 5/11-74.4-5). 1 have reviewed the ordinances of the Village of Downers
Grove in relation to the Meadowbrook Shopping Center Tax Increment Financing
District as enacted in Village Ordinances 6112, 6113 and 6114. Based upon that review,
it is my opinion that the Village of Downers Grove is in compliance with applicable
provisions of the Tax Increment Allocation Redevelopment Act during the prior fiscal
year 2025.

June 17, 2026

etrarca, Village Attorney

Village of Downers Grove — Meadowbrook Shopping Center TIF District
Fiscal Year Ending December 31, 2025



ATTACHMENT D

VILLAGE OF DOWNERS GROVE, ILLINOIS

MEADOWBROOK SHOPPING CENTER TIF REPORT (TIF #4)
Report Period 1/1/25 to 12/31/25

STATEMENT OF ACTIVITIES

The following information addresses the project activities undertaken during this
reporting period furthering the goals and objectives of the Meadowbrook Shopping Center
Redevelopment Plan.

REDEVELOPMENT AGREEMENTS

The Village entered into one new redevelopment agreement appropriating Meadowbrook
Shopping Center TIF funds for an upcoming project. Stellco 4300 Commerce, LLC at the
Meadowbrook Shopping Center requested TIF funds to assist with extraordinary
development costs. Stellco 4300 Commerce, LLC is proposing to demolish a building at
2001 63rd Street (former restaurant building), construct a minimum of three (3) new
outbuildings on the three outlots, renovate the exterior facades of the existing in-line
buildings, replace exterior wall signage on the existing in-line buildings, install new
monument signs, improve the parking lot lighting, install landscaping throughout the property
and resurface and reconstruct the parking lot. Stellco 4300 Commerce, LLC and the Village
entered into the redevelopment agreement on April 8, 2025 for an amount up to $4,800,000.

All funds for the Meadowbrook Shopping Center TIF Fund (Special Tax Allocation Fund) have been
received in accordance with state statute, and the originally adopted redevelopment plan. No private
investment funds have been received into the Special Tax Allocation Fund.

Village of Downers Grove — Meadowbrook Shopping Center TIF District
Fiscal Year Ending December 31, 2025



ATTACHMENT E

VILLAGE OF DOWNERS GROVE, ILLINOIS

MEADOWBROOK SHOPPING CENTER TIF REPORT (TIF #4)
Report Period 1/1/25 to 12/31/25

AGREEMENTS
Agreements entered into by the municipality

The Village entered into one new redevelopment agreement appropriating Meadowbrook
Shopping Center TIF funds for an upcoming project. Stellco 4300 Commerce, LLC at the
Meadowbrook Shopping Center requested TIF funds to assist with extraordinary
development costs. Stellco 4300 Commerce, LLC is proposing to demolish a building at
2001 63rd Street (former restaurant building), construct a minimum of three (3) new
outbuildings on the three outlots, renovate the exterior facades of the existing in-line
buildings, replace exterior wall signage on the existing in-line buildings, install new
monument signs, improve the parking lot lighting, install landscaping throughout the property
and resurface and reconstruct the parking lot. Stellco 4300 Commerce, LLC and the Village
entered into the redevelopment agreement on April 8, 2025 for an amount up to $4,800,000.

Village of Downers Grove — Meadowbrook Shopping Center TIF District
Fiscal Year Ending December 31, 2025



ORD 2025-10707

ORDINANCE NO. 6115

AN ORDINANCE APPROVING A REDEVELOPMENT AGREEMENT
BETWEEN THE VILLAGE OF DOWNERS GROVE
AND STELLCO 4300 COMMERCE, LLC

WHEREAS, the Village of Downers Grove (the "Village") is a home rule unit of government in
accordance with Article VII, Section 6, of the Constitution of the State of Illinois, 1970; and

WHEREAS, the Village of Downers Grove has undertaken to revitalize portions of the
Meadowbrook Shopping Center Redevelopment Project Area and in furtherance of that effort has created,
pursuant to the provisions of the Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 et
seq., as amended (the "TIF Act"), a TIF District to help finance some of the redevelopment costs involved
with the revitalization project; and

WHEREAS, the Village has the authority, pursuant to the laws of the State of Illinois, to promote
the health, safety, and welfare of the Village and its inhabitants, to prevent the spread of blight, to
encourage private development in order to enhance the local tax base, to increase employment, and to
enter into contractual agreements with third parties for the purpose of achieving these purposes; and

WHEREAS, the Village is authorized under the provisions of the TIF Act to finance
redevelopment in accordance with the conditions and requirements set forth in the TIF Act; and

WHEREAS, to stimulate and induce redevelopment pursuant to the TIF Act, the Village, after
giving all notices required by law and after conducting all public hearings required by law, adopted the
following ordinances:

(@)  Ordinance No. 6112, titled "An Ordinance of the Village of Downers Grove, DuPage
County, Illinois, Approving the Meadowbrook Shopping Center Tax Increment Financing District
Redevelopment Project Area Redevelopment Plan and Project;

(b) Ordinance No. 6113, titled "An Ordinance of the Village of Downers Grove, DuPage
County, Illinois Designating the Meadowbrook Shopping Center Tax Increment Financing District
Redevelopment Project Area;

() Ordinance No. 6114, titled " An Ordinance of the Village of Downers Grove, DuPage
County, Illinois, Adopting Tax Increment Allocation Financing for the Washington and Curtiss Street
Redevelopment Project Area"; and

WHEREAS, STELLCO 4300 Commerce, LLC (the “Developer”) is the owner of certain real
property located at 2001-2153 63 Street & 6310-6400 Woodward Avenue, Dowrers-Grove, Illinois
(“Property”) as more particularly described in the Redevelopment Agreement attached hereto and
incorporated herein as Exhibit A ("Agreement"); and

WHEREAS, the Developer seeks improve the existing buildings and develop new outlot
buildings on the Property, generally in accordance with the plans depicted in the Agreement; and

WHEREAS, it is necessary and appropriate for the successful completion of the Redevelopment
Project approved by Ordinance No. 6112 that the Village enter into the Redevelopment Agreement with
the Developer to provide for the development of the Property, thereby implementing and bringing to
completion a significant portion of the Redevelopment Plan; and
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WHEREAS, the Village has determined that the Redevelopment Agreement includes the
necessary and appropriate terms and provisions for the successful completion of the development of the
Property; and

WHEREAS, the Village has determined that the Agreement includes the necessary and
appropriate terms and provisions for the successful completion of the development of the Property; and

WHEREAS, the Village is desirous of having the Property developed for the uses described in the
Agreement to eliminate the blight factors and characteristics found in the Property, to serve the needs of
the Village, and to produce increased tax revenues for the various taxing districts authorized to levy taxes
within the Property; and

WHEREAS, the Mayor and Village Council of the Village of Downers Grove, after due and
careful consideration, have concluded that the development of the Property on the terms and conditions
set forth in the Redevelopment Agreement will promote sound planning, increase the taxable value of
property within the Village, enable the Village to control the development of the area, and otherwise
promote, enhance, and serve the best interests and general welfare of the Village and its citizens;

NOW, THEREFORE, BE IT ORDAINED by the Council of the Village of Downers Grove,
DuPage County and State of Illinois, as follows:

Section 1. Recitals. The foregoing recitals are incorporated into this Ordinance as findings
of the Council.

Section 2. Approval of Redevelopment Agreement. The Redevelopment Agreement shall
be, and it is hereby, approved in final form satisfactory to the Village Manager. The Mayor, Village
Manager and Village Attorney are hereby authorized and directed to execute and deliver the
Redevelopment Agreement and any other necessary and appropriate related documents after such
documents have been properly executed and delivered by the Developer.

Section 3. Conlflict. That all ordinances and resolutions or parts thereof in conflict with the
provisions of this Ordinance are hereby repealed

Section 4. Effective Date. This Ordinance I be in full force and effect from and after its
passage, approval, and publication in pamphlet form i provided by law.

14
Mayor
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REDEVELOPMENT AGREEMENT
Meadowbrook Redevelopment Project Area

THIS REDEVELOPMENT AGREEMENT (this “Agreement”), is made and entered into
as of the 8th day of April, 2025 (“Effective Date™) by and between the VILLAGE OF
DOWNERS GROVE, ILLINOIS, an Illinois municipal home rule corporation, located in
DuPage County, Illinois (the “Village™), and STELLCO 4300 COMMERCE LLC (the
“Developer”). (The Village and the Developer are sometimes referred to individually as a
“Party” and collectively as the “Parties”).

RECITALS

WHEREAS, the Village is a home rule unit of government in accordance with Article
VII, Section 6, of the Constitution of the State of Illinois, 1970; and

WHEREAS, the Village has the authority, pursuant to the laws of the State of Illinois, to
promote the health, safety and welfare of the Village and its inhabitants, to prevent the presence
of blight, to encourage private development in order to enhance the local tax base, to increase
additional tax revenues realized by the Village, foster increased economic activity within the
Village, to increase employment opportunities within the Village, and to enter into contractual
agreements with third parties for the purpose of achieving the aforesaid purposes, and otherwise
be in the best interests of the Village; and

WHEREAS, the Village is authorized under the provisions of the Tax Increment
Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1, et seq., as amended (the “Act”™), to finance
redevelopment in accordance with the conditions and requirements set forth in the Act; and

WHEREAS, the Village adopted Resolution No. 2023-9971 on June 20, 2023 and styled
Inducement Resolution Relating to the Possible Adoption of Tax Increment Financing for the

2023 Meadowbrook TIF District; and



WHEREAS, to stimulate and induce redevelopment pursuant to the Act, the Village has
adopted the following ordinances, after giving all notices required and after conducting the
public hearings required by law:

1. Ordinance No. 6112, adopted April 8, 2025, titled “An Ordinance Approving the

Village of Downers Grove Tax Increment Meadowbrook Redevelopment Plan and
Project” (the “Redevelopment Plan™);

2. Ordinance No. 6113, adopted April 8, 2025, titled "An Ordinance Designating the
Village of Downers Grove Tax Increment Meadowbrook Redevelopment Project
Area” (“Meadowbrook Redevelopment Project Area”);

3. Ordinance No. 6114, adopted April 8, 2025, titled "An Ordinance Adopting Tax
Increment Financing for the Village of Downers Grove Meadowbrook
Redevelopment Project Area”.

WHEREAS, the Developer owns the parcels of land legally described in EXHIBIT A,

which shall hereinafter be referred to as the “Property”; and

WHEREAS, the Developer represents and warrants to Village that Developer, and its
principals, are skilled in the development of commercial and retail developments and are able to
provide to the Village skill, knowledge and expertise as well as input from other experts and
consultants in retail development projects; and

WHEREAS, the Developer desires to redevelop the Property to plan for the continuation
of Existing Buildings and the development of New Outlot Buildings; and

WHEREAS, the Village passed an ordinance on April 8, 2025, after giving all notices
and conducting all public hearings required by law: Ordinance No. 6112, which approved a

commercial planned unit development of approximately 205,000 square feet of commercial



space, with new development on outlots and redevelopment of the mainline center, for the

Property (the “Planned Unit Development”); and

WHEREAS, it is necessary to the Project that the Village enter into this Agreement with
Developer to provide for the development of the Property, thereby implementing and bringing to
completion a portion of the Redevelopment Plan; and

WHEREAS, the Village has determined that it is desirable, and in the Village’s best
interests, to assist Developer in the manner set forth herein and as this Agreement may be
supplemented and amended; and

WHEREAS, this Agreement has been submitted to the Corporate Authorities of the
Village for consideration and review, the Corporate Authorities have taken all actions required to
be taken prior to the execution of this Agreement in order to make the same binding upon the
Village according to the terms hereof, and any and all actions of the Corporate Authorities of the
Village precedent to the execution of this Agreement have been undertaken and performed in the
manner required by law; and

WHEREAS, this Agreement has been submitted to the manager of the Developer for
consideration and review, which manager has taken all actions required to be taken prior to the
execution of this Agreement in order to make the same binding upon the Developer according to
the terms hereof, and any and all action of the Developer, including the adoption of a Resolution
precedent to the execution of this Agreement have been undertaken and performed in the manner
required by law.

NOW THEREFORE, in consideration of the foregoing and of the mutual covenants and
agreements herein contained, and other good and valuable consideration, the receipt and

sufficiency of which are hereby acknowledged, the Parties do hereby agree as follows:



ARTICLE ONE

INCORPORATION OF RECITALS.

The findings, representations and agreements set forth in the above Recitals are material
to this Agreement and are hereby incorporated into and made a part of this Agreement as though
fully set out in this Article One, and constitute findings, representations and agreements of the
Village and of the Developer according to the tenor and import of the statements in such
Recitals.

ARTICLE TWO

DEFINITIONS.

For the purposes of this Agreement, unless the context clearly requires otherwise, words
and terms used in this Agreement shall have the meanings provided from place to place herein,
including above in the recitals hereto and as follows:

“Act” means the Tax Increment Allocation Redevelopment Act found at 65 ILCS 5-11-
74.4-1, et seq.

“Agreement” means this Redevelopment Agreement and all of the exhibits and
attachments referenced herein and made a part hereof.

“Approved Requisition” means a Requisition and any supporting documentation
required by Section 5.2 that has been submitted to the Village by Developer and has been
approved by the Village in connection with the issuance of a Redevelopment Note.

“Building Code” means Chapter 7 of the Municipal Code.

“Building Area” means the area of the building measured from all exterior walls with no

exclusion of area.



“Buildings” mean the existing commercial structures identified as Building A-D in

EXHIBIT B (the “Existing Buildings”) and the future buildings on any of at least three (3)

outlots along 63rd Street, which are referred to herein as the “New Outlot Buildings.”

“Certificate of Occupancy” shall be governed by Chapter 7, Article 7 of the Downers
Grove Municipal Code, but shall also be deemed to include the last Village inspection approval
of matters for which Certificates of Occupancy are not issued pursuant the Downers Grove
Municipal Code, such as, for example, lighting, parking and driveway surfaces, landscaping,
fences or other work.

“Change in Law” means the occurrence, after the Effective Date, of an event described
below, provided (a) such event materially changes the costs or ability of the Party relying thereon
to carry out its obligations under this Agreement and (b) such event is not caused by the Party
relying thereon: Change in Law includes any of the following: (i) the enactment, adoption,
promulgation or modification of any federal, state or local law, ordinance, code, rule or
regulation; (ii) the order or judgment of any federal or state court, administrative agency or other
governmental body; (iii) the imposition of any conditions on, or delays in, the issuance or
renewal of any governmental license, approval or permit (or the suspension, termination,
interruption, revocation, modification, denial or failure of issuance or renewal thereof) necessary
for the undertaking of the services to be performed under this Agreement; or (iv) the adoption,
promulgation, modification or interpretation in writing of a written guideline or policy statement
by a governmental agency (other than the Village or with respect to those made by the Village,
only if they contradict the terms of this Agreement).

“Corporate Authorities” means the Village Mayor and Village Council of the Village of

Downers Grove, Illinois.



“Day” means a calendar day.

“Developer” means Stellco 4300 Commerce LLC, an Illinois limited liability company,
or any successor in interest thereof permitted pursuant to Section 7.9 hereof.

“Development Plans” means all of the plans finally approved by the Village Council for
the Project, including amended plans, containing a total planned unit development of
approximately 205,000 or more square feet of commercial space, with new development on
outlots and redevelopment of the mainline center, substantially as shown in the approved site
plan attached as EXHIBIT B hereto.

“Excess Redevelopment Project Costs” means those Redevelopment Project Costs that
have been incurred by Developer in direct relation to the completion of Phase A, Phase B or
Phase C, as identified in the Requisition for each Phase, which are in excess of the sum available
for the Redevelopment Note issued in relation to the particular Phase A, Phase B or Phase C, and
would otherwise be eligible for reimbursement in Phase B, Phase C or Phase D as provided
under Section 5.2.

“Incremental Property Taxes” means the ad valorem taxes, if any, arising from the

taxes levied upon the Property, which taxes are attributable to the increases in the then current
equalized assessed valuation (“EAV”) of each taxable lot, block, tract or parcel comprising the
Property over and above the total EAV of all lots, blocks, tracts or parcels of real property as
determined on the Effective Date of this Agreement, all as determined by the DuPage County
Clerk, pursuant to and in accordance with the Act, the TIF Ordinances and this Redevelopment
Agreement, and includes any replacement or amended taxes, subject to the determination thereof

on a “per parcel” or a “per area” basis under applicable law.



“Inducement Resolution” means Resolution No. 2023-9971 on June 20, 2023 and

styled Inducement Resolution Relating to the Possible Adoption of Tax Increment Financing for
the 2023 Meadowbrook TIF District.

“Leasable Square Footage” shall, for purposes related to calculating the area of tenant

spaces, mean the sum of (a) the area of the leased premises measured from the exterior of any
building wall and the midpoint of any interior wall and (b) the area of any common area for
entry, emergency or any other purpose, including utility rooms (private or common to the
building).

“Meadowbrook Redevelopment Project Area Special Tax Allocation Fund” means

the special fund established pursuant to Ordinance No. 6112, 6113 and 6114.

“Municipal Code” means the municipal code of the Village of Downers Grove.

“Party” means the Village and/or Developer and its successors and/or assigns as
permitted herein, as the context requires.

“Person” means any individual, corporation, partnership, limited liability company, joint
venture, association, trust, or government or any agency or political subdivision thereof, or any
agency or entity created or existing under the compact clause of the United States Constitution.

“Planned Unit Development Ordinance” means the Planned Unit Development

Ordinance adopted by the Village, approving the Project as a Planned Unit Development.
“Phase” means that portion of the Project to be accomplished by Developer as set forth
in Article Six, particularly each of Phase A, Phase B, Phase C, and Phase D.
“Project” means the work described in Section 6.2 and more particularly described in
Sections 6.3-6.7, under the terms of this Agreement (according to four (4) phases set forth in

Article Six and described below to accomplish the phased development, occupancy, construction,



financing, and completion of additions to, redevelopment of, and re-occupancy of the
commercial planned unit development within approximately 205,000 square feet of commercial
space, with new development on outlots and partial redevelopment of the mainline center and
related improvements, in accordance with the Development Plans, and pursuant to the Planned
Unit Development Ordinance.

“Property” means the approximately 18.89 acres (822,896 square feet) of land presently
improved with five (5) commercial buildings (one of which will be demolished and two of which
share a partial party wall) among other improvements, which is legally described in EXHIBIT A
upon which the Project will be implemented.

“Public Improvements” mean those improvements not on the Property specifically

identified in the Development Plans which are governed by Title 20, Sec. 20.400 et. seq. of the
Municipal Code.

“Redevelopment Note” means the note in the form and substance attached as EXHIBIT

C, which shall be issued and performed by the Village according to its terms and conditions
according to Article 5.

“Redevelopment Plan” means the “Redevelopment Plan” for the Meadowbrook

Redevelopment Project Area as defined in Village Ordinance No 6113.

“Redevelopment Project Costs” means the full range of redevelopment project costs

authorized by the Act, defined in 65 ILCS 5/11-74.4-3(q) and occasionally referred to as TIF-
eligible project costs, whether or not mentioned in this Agreement. Redevelopment Project Costs
may include TIF-eligible expenses dating back to June 20, 2023, provided that expenses
generated by the work of SB Friedman not to exceed $95,000.00 are included even if some of

such expenses were generated prior to June 20, 2023. Redevelopment Project Costs include



interest under 65 ILCS 5/11-74.4-3(q)(11), according to the terms thereof which are incorporated
into this Agreement by reference.

“Requisition” means a request by the Developer using the form attached as EXHIBIT D
for issuance of Redevelopment Notes called for in Section 5.2 and as provided for in Section 5.3.

“State” means the State of Illinois.

“Subdivision Code” means the Subdivision and Development Ordinance in Chapter 20

of the Municipal Code.

“Substantial Completion of Phase A” means that point in the Project that Developer

completes all of its obligations as set forth in Section 6.3 of this Agreement and all final
inspections for Phase A have been completed and Certificates of Occupancy issued by the
Village pursuant to Section 5.8.

“Substantial Completion of Phase B” means that point in the Project that Developer
completes all of its obligations as set forth in Section 6.4 of this Agreement and all final
inspections for Phase B have been completed and Certificates of Occupancy issued by the
Village under Section 5.8.

“Substantial Completion of Phase C” means that point in the Project that Developer
completes all of its obligations as set forth in Section 6.5 of this Agreement and all final
inspections for Phase C have been completed and Certificate of Occupancy issued by the Village
under Section 5.8.

“Substantial Completion of Phase D” means that point in the Project that Developer

completes all of its obligations as set forth in Section 6.6 of this Agreement and all final
inspections for Phase D have been completed and Certificates of Occupancy issued by the

Village under Section 5.8.



“Term” means the duration of this Agreement defined in Section 15.17.

"TIF Ordinances" means Ordinances No. 6112, 6113 and 6114 all adopted by the Village on

April 8, 20255, as described in the Recitals to this Agreement.

“Total Project Costs” means those project costs expended on the development since

June 20, 2023, paid for or assumed by the Developer, including Redevelopment Project Costs
and costs that are not eligible Redevelopment Project Costs, plus those allowed costs incurred
prior to June 20, 2023 for SB Friedman as Redevelopment Project Costs.

“Total Taxable Floor Area” means the total of all floor area leased to sales tax and food

and beverage tax producing tenants.

“Uncontrollable Circumstance” means any event which:

(a) is beyond the reasonable control of and without the fault of the Party relying thereon;
and
(b) is one or more of the following events:

(i) a Change in Law;

(ii) insurrection, riot, civil disturbance, sabotage, criminal activity, act of the
public enemy, explosion, nuclear incident, war or naval blockade;

(ili)  epidemic, pandemic, hurricane, flooding, tornado, landslide, earthquake,
lightning, fire, blizzard, extreme temperatures, windstorm, other extraordinary
weather conditions or other similar Act of God;

(iv)  governmental condemnation or taking other than by the Village;

(v) strikes and labor disputes, other than those that are within the control of

Developer, any of its contractors, or its contractors’ subcontractors.
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Except as caused by events which are Uncontrollable Circumstances as to a contractor, supplier

or transportation, Uncontrollable Circumstance shall not include circumstances solely arising

from: (1) economic hardship or impracticability of performance, (2) commercial or economic

frustration of purpose, (3) unavailability of materials, strikes or labor disputes that are within the

control of Developer, or (4) a failure of performance by a contractor or a subcontractor.

“Village” means the Village of Downers Grove, Illinois, an Illinois municipal

corporation.

“Zoning Ordinance” means Chapter 28 of the Municipal Code.

This Agreement, except where the context by clear implication shall otherwise require,

shall be construed and applied as follows:

(2)

(b)

(c)

(d)

(e)

(®

Definitions include both singular and plural.

Pronouns include both singular and plural and cover all genders.

The word “include™, “includes™ and “including” shall be deemed to be followed by
the phrase “without limitation”.

Headings of Sections herein are solely for convenience of reference and do not
constitute a part hereof and shall not affect the meaning, construction or effect hereof.
All exhibits attached to this Agreement shall be and are operative provisions of this
Agreement and shall be and are incorporated by reference in the context of use where
mentioned and referenced in this Agreement. In the event of a conflict between any
exhibit and the terms of this Agreement, the terms of this Agreement shall control.
Any certificate, letter or opinion required to be given pursuant to this Agreement

means a signed document attesting to or acknowledging the circumstances,

representations, opinions of law or other matters therein stated or set forth. Reference
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(9)

(h)

herein to supplemental agreements, certificates, demands, requests, approvals,
consents, notices and the like means that such shall be in writing whether or not a
writing is specifically mentioned in the context of use.

The Village Manager, unless applicable law requires action by the Corporate
Authorities, shall have the power and authority to make or grant or do those things,
certificates, requests, demands, notices and other actions required that are ministerial
in nature or described in this Agreement for and on behalf of the Village and with the
effect of binding the Village as limited by and provided for in this Agreement.
Developer is entitled to rely on the full power and authority of the persons executing
this Agreement on behalf of the Village as having been properly and legally given by
the Village.

In connection with the foregoing and other actions to be taken under this Agreement,
and unless applicable documents require action by Developer in a different manner,
Developer hereby designates Anthony J. Stella (and, in his absence, Nikki Walsh) as
its authorized representatives who shall individually have the power and authority to
make or grant or do all things, supplemental agreements, certificates, requests,
demands, approvals, consents, notices and other actions required or described in this
Agreement for and on behalf of Developer and with the effect of binding Developer
in that connection (each such individual being an “Authorized Developer
Representative”). Developer shall have the right to change its Authorized Developer
Representative by providing the Village with written notice of such change which
notice shall be sent in accordance with Section 15.2.

ARTICLE THREE

12



ENTITLEMENTS.

3.1 Zoning,

(a)

(b)

Zoning and Entitlements Ordinance. Immediately prior to approval of the
Ordinance approving this Agreement, the Corporate Authorities will have
approved the ordinances, attached hereto and incorporated herein as EXHIBIT F.
The ordinances shall include: 1) a special use permit for a planned unit
development on the Property, including a planned unit development plat; 2)
special uses identified in EXHIBIT F and reflected in EXHIBIT B; and 3)
certain variances or Zoning Ordinance deviations requested by the Developer and
necessary to construct and maintain the Project on the Property according to the
Development Plans and all relevant plats of subdivision. The ordinances approved
in the form attached as EXHIBIT F shall be deemed effective to approve all
current uses in the buildings and improvements shown in the Development Plans
within EXHIBIT B, allow all permitted uses within the B-2 zoning classification
on the Effective Date (see EXHIBIT E), allow permitted uses later added by the
Village, allow all uses for which special use permits have been granted as of the
Effective Date, and allow special uses later granted by the Village to operate
simultaneously across and within the New Outlot Buildings and the Project. The
PUD Site Plan in EXHIBIT B shall constitute the approval of all existing and
planned or modified structures and buildings as lawful buildings, structures and
uses.

Zoning Not Impaired. Zoning entitlements shall not be conditioned, impacted or

impaired by reason of the Developer’s performance or elections under this

13



3.2

3.3

Agreement. Zoning entitlements shall not be impaired by reason of any default of

this Agreement.

Subdivision.

(a)

(b)

(©)

(d)

(e)
®

The Developer will construct and install all of the Public Improvements identified
in the Development Plans attached as EXHIBIT B.

The Developer will construct all Public Improvements pursuant to, and in
accordance with, the Development Plans and the Subdivision Code, and to the
reasonable satisfaction of the Director of Community Development. All work
performed on the Public Improvements will be conducted in a good and
workmanlike manner and in accordance with this Agreement and the Municipal
Code. All materials used for construction of the Public Improvements will be new.
The Village will allow sidewalk closure within its right-of-way in accordance with
the Municipal Code.

The determination of Public Improvements at the time of approval of the
Development Plans shall be final except in the event of a change to the
Development Plans that implicates reconsideration of Public Improvements
related to the change. All final acceptance of Public Improvements within the
Village’s right-of-way shall be in accordance with the Municipal Code.

No dedications by the Developer shall be required by the Village.

Developer's Guaranty and Maintenance of Public Improvements. The Developer
shall guarantee the prompt and satisfactory correction of all defects and

deficiencies in the Public Improvements as required by the Municipal Code.

Building.

14



New structures shall comply with the Building Code as the same may be interpreted,
enforced or applied by the Village. Existing structures shall be allowed to continue except as to
modifications of those structures or their occupancy class that require compliance with Chapter 7
of the Municipal Code of the Village of Downers Grove, to the extent such provisions in Chapter
7 are applicable, as the same may be interpreted, enforced or applied by the Village.

ARTICLE FOUR

IMPLEMENTATION OF PROJECT.
41  General.

The Village and the Developer agree to cooperate in implementing the Project and Phases
of the Project in accordance with the Parties’ respective obligations set forth in this Agreement
subject only to changes to the Development Plans, which shall be processed in accordance with
the Zoning Ordinance.

4.2  Temporary Trailers and Signs.

The Village will allow temporary trailers and signs in accordance with the Municipal

Code and the Zoning Ordinance, as applied and enforced by the Village.

4.3 Conclusion of Work.

Developer shall conclude its performance under Article Six not later than December 31 of

the fourth anniversary year of this Agreement.

ARTICLE FIVE

VILLAGE COVENANTS AND AGREEMENTS.

5.1  Village’s Redevelopment Obligations. The Village shall have the obligations set forth in

this Article Five for the development, construction, financing, completion and furtherance of the

Project. This Agreement shall not constitute a debt of the Village within the meaning of any
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constitutional or statutory provision or limitation. The Redevelopment Notes are limited
obligations of the Village.

5.2 Reimbursement for TIF Eligible Expenses. Pursuant to the TIF Ordinances, the
Incremental Property Taxes shall be placed in the Meadowbrook Redevelopment Project Area
Special Tax Allocation Fund. The Village shall reimburse the Developer for Redevelopment
Project Costs commensurate with each Phase of the development completed under Article Six up
to a total of Four Million Eight Hundred Thousand and NO/100ths Dollars ($4,800,000.00) or
fifty percent (50%) of the Total Project Costs, whichever is less, provided that only the
Redevelopment Project Costs of the Total Project Costs are reimbursable, as follows:

(a) The Village shall issue Developer Redevelopment Notes for the reimbursement of
Redevelopment Project Costs (also referred to as TIF eligible expenses)
commensurate with the work within the development completed according to project

phases and project completion, in accordance with this Section(“Redevelopment

Notes”). The form of each Redevelopment Note, the value of which shall be
determined under this Agreement, shall be as provided in EXHIBIT C, the terms of
which are and shall remain incorporated into this Agreement as if fully set forth
herein. The Redevelopment Notes shall not be a general obligation of the Village.
The term of the Redevelopment Notes shall not exceed the Term of this Agreement
set forth in Section 15.17. The Village shall pay interest on the Redevelopment Note
at a rate of eight percent (8%) per annum. Interest on each Redevelopment Note shall
begin accruing on the date of issuance and shall be calculated on a 360 day year. The
phasing of the Redevelopment Notes is not determinative of the progress or

scheduling of work, but rather indicates when such notes shall become available and
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required under this Agreement; however, no Redevelopment Note shall be issued for
a Phase until such Phase is Substantially Complete, the Developer has submitted a
Requisition for the Phase, and the Village has approved the Requisition.

(b) If Redevelopment Project Costs incurred by the Developer for Phase A, Phase B, or
Phase C exceed the maximum sum available pursuant to the Redevelopment Note for
the particular Phase A, Phase B, or Phase C, the Developer may claim the Excess
Redevelopment Project Costs incurred in connection with the particular Phase A,
Phase B, or Phase C in the Requisition for any one or more subsequent Phase(s) at the
sole election of the Developer, provided that such Redevelopment Project Costs of
any Phase shall not become part of the principal amount of the Redevelopment Note
for a particular Phase unless Developer has Substantially Completed that Phase.
Notwithstanding the foregoing, it is expressly understood that the principal amount of
any Redevelopment Note, including any Excess Redevelopment Project Costs, issued
in relation to Phase B, C or D shall not exceed the maximum amount that could
potentially be made available for such Phases as set forth in subsections (d), (e) and
(f), respectively.

(c) The principal amount of the Redevelopment Note for Phase A, to be issued upon the
Substantial Completion of Phase A and the related Approved Requisition, shall not
exceed the lesser of either (i) One Million Eight Hundred Thousand and NO/100ths
Dollars ($1,800,000.00), to be applicable to its full sum shown in the Approved
Requisition for Phase A or (ii) fifty percent (50%) of the Total Project Costs for Phase
A shown in the Approved Requisition, provided that only the Redevelopment Project

Costs of the Total Project Costs are reimbursable. The Village shall issue a

17



Redevelopment Note for Phase A for the full sum of Redevelopment Project Costs
shown in the Approved Requisition. Developer shall present to the Village a
Requisition for all Total Project Costs for Phase A prior to the Village’s issuance of
Redevelopment Note for Phase A

(d) The principal amount of the Redevelopment Note for Phase B, to be issued upon the
Substantial Completion of Phase B and the related Approved Requisition, shall not
exceed the lesser of either (i) Five Hundred Thousand and NO/100ths Dollars
($500,000.00), to be applicable to its full sum shown in the Approved Requisition for
Phase B or (ii) fifty percent (50%) of the Total Project Costs for Phase B shown in the
Approved Requisition, provided that only the Redevelopment Project Costs of the
Total Project Costs are reimbursable. The Village shall issue a Redevelopment Note
for Phase B for the full sum of Redevelopment Project Costs shown in the Approved
Requisition. Developer shall present to the Village a Requisition for all Total Project
Costs for Phase B prior to the Village’s issuance of Redevelopment Note for Phase B.

(e) The principal amount of the Redevelopment Note for Phase C, to be issued upon
Substantial Completion of Phase C and the related Approved Requisition, shall not
exceed either:

L The lesser of (i) Six Hundred Thousand and NO/100" Dollars
($600,000.00), to be applicable to its full sum shown in the Approved Requisition for
Phase C or (ii) 50% of the Total Project Costs for Phase C shown in the Approved
Requisition, provided that only the Redevelopment Project Costs of the Total Project

Costs are reimbursable, if the Developer constructs one New Outlot Building that
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includes 3,500 square feet of Leasable Square Footage for sales tax producing
tenants; or

2. The lesser of (i) One Million Four Hundred Thousand and NO/100ths

Dollars ($1,400,000.00), to be applicable to its full sum shown in the Approved
Requisition for Phase C or (ii) fifty percent (50%) of the Total Project Costs for
Phase C shown in the Approved Requisition, provided that only the Redevelopment
Project Costs of the Total Project Costs are reimbursable, if the Developer constructs
two New Outlot Buildings that include 5,500 square feet of Leasable Square Footage
for sales tax producing tenants.

The Village shall issue a Redevelopment Note for Phase C for the full sum of
Redevelopment Project Costs shown in the Approved Requisition. Developer shall
present to the Village a Requisition for all Total Project Costs for Phase C prior to the
Village’s issuance of Redevelopment Note for Phase C.

(f) The principal amount of the Redevelopment Note for Phase D, to be issued upon the
Substantial Completion of Phase D and the related Approved Requisition and the
issuance of Redevelopment Notes for Phase A, Phase B and Phase C shall not exceed
either:

L If the Village has issued a Redevelopment Note for Phase C as noted in
Section 5.2(¢)(1),then the Redevelopment Note for Phase D shall not
exceed the lesser of (i) One Million Nine Hundred Thousand and
NO/100ths Dollars ($1,900,000.00), to be applicable to its full sum shown
in the Approved Requisition for Phase D or (ii) fifty percent (50%) of the

Total Project Costs for Phase D shown in the Approved Requisition,
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provided that only the Redevelopment Project Costs of the Total Project
Costs are reimbursable; or

2. If the Village has issued a Redevelopment Note for Phase C as noted in
Section 5.2(e)(2), then the Redevelopment Note for Phase D shall not
exceed the lesser of (i) One Million One Hundred Thousand and
NO/100ths Dollars ($1,100,00.00), to be applicable to the full sum of the
Redevelopment Project Costs shown in the Approved Requisition or (ii)
fifty percent (50%) of the Total Project Costs shown in the Approved
Requisition for Phase D, provided that only the Redevelopment Project
Costs of the Total Project Costs are reimbursable. The Village shall issue a
Redevelopment Note for Phase D for the full sum of Redevelopment
Project Costs shown in the Approved Requisition. Developer shall present
to the Village a Requisition for all Total Project Costs for Phase D prior to
the Village’s issuance of Redevelopment Note for Phase D.

(g) Only the Incremental Property Taxes generated by the Project during the life of the
Meadowbrook Redevelopment Project Area shall be used to make payments on the
Redevelopment Notes. The Village shall pay out of the Meadowbrook
Redevelopment Project Area Special Tax Allocation Fund the sum of one hundred
percent (100%) of the Incremental Property Taxes generated each year to make
annual payments on the Redevelopment Notes, such payments to be made not less
than forty-five (45) days after the second installment of real estate taxes is paid, but
not later than December 3 1% of each calendar year. Developer acknowledges that the

revenue generated from the Project and leading to Incremental Property Taxes
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deposited in the Meadowbrook Redevelopment Project Area Special Tax Allocation
Fund during the life of the Meadowbrook Redevelopment Project Area may not be
sufficient to pay the principal and interest on the Redevelopment Notes in full. The
Village acknowledges that, should the Incremental Property Taxes available in any
given year be insufficient to make a full amortizing payment on a Redevelopment
Note, any shortfall shall accrue interest.

(h) The Village shall not be required to issue Redevelopment Notes for work within
Phase B or Phase C until the Redevelopment Note for Phase A has been issued, and
shall not be required to issue the Redevelopment Note for Phase D until the
Redevelopment Notes for Phase A and Phase C have been issued.

(i) If at any time, more than one Redevelopment Note has been issued and is outstanding,
the Village shall pay the issued and outstanding notes on parity according to
percentage of the total balance of outstanding principal owed on each and all notes
issued at the times of payment. The payment on each note is equal to the percentage

of that note’s outstanding principal of the total outstanding principal of all notes issued

per the following example:

Example
TIF Increment Available = $100,000
Outstanding Principal Amount | Percent of Total Outstanding | Payment
Note A $1,000,000 33.3% | $33,300
Note B $200,000 6.7% $6.700
Note C $300,000 10.0% | $10,000
Note D $1,500,000 50.0% | $50,000
Total $3,000,000 100.0% | $100,000
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(j) In the application of its clawback under Section 5.5, the Village may not suspend
payment according to the Redevelopment Note for Phase A and it may not suspend
payment under any of the Redevelopment Notes in the event that Developer does not
conclude Phases B, C or D or satisfy Section 6.2(a).

53  Procedures for Issuance of Redevelopment Notes. The Village and the Developer agree

that the Redevelopment Notes shall be paid solely from incremental property taxes that are
deposited in the Meadowbrook Redevelopment Project Area Special Tax Allocation Fund and not
otherwise. The Village shall utilize all available funds in the Meadowbrook Redevelopment
Project Area Special Tax Allocation Fund to pay such Redevelopment Notes. The Village
represents and warrants to Developer that funds, once deposited, will be maintained by the Village
in the Meadowbrook Redevelopment Project Area Special Tax Allocation Fund to pay the
principal and interest, if any, on the Redevelopment Notes. The Village and Developer intend and
agree that the Redevelopment Notes shall be issued by the Village to the Developer in accordance
with the procedures set forth in this Redevelopment Agreement. Redevelopment Notes issued to
the Developer for Redevelopment Project Costs shall be made upon request therefor, in the format
attached as EXHIBIT D (each being a “Requisition”) submitted by the Developer following the
Substantial Completion and Approved Requisition of each Phase of the Redevelopment Project.
Each Requisition shall be accompanied by appropriately supporting documentation, including, as
applicable, receipts for paid bills or statements of suppliers, contractors or professionals (for non-
lienable costs), together with required contractors’ affidavits and lien waivers for lienable costs
within the Redevelopment Project Costs in the Requisition. A Requisition shall not be deemed
incomplete in the absence of supporting documentation as long as Developer has identified all

Redevelopment Project Costs and Total Project Costs and set forth the specifics of any denial or
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delay of any category of or specific documents comprising the supporting documentation. The
Village shall place on file and review all forms of a Requisition submitted by Developer, but
acceptance of a Requisition is not required until such time as all supporting documentation is
provided. Each Requisition for the Redevelopment Project Costs associated with a Phase of the
Project shall be submitted no later than ninety (90) days from Substantial Completion of such
Phase of the Redevelopment Project; however, no Requisition for Phase B or Phase C will be
approved by the Village until the Redevelopment Note for Phase A has been issued by the Village,
and no Requisition for Phase D will be approved by the Village until the Redevelopment Notes for
Phases A, Phase B and Phase C have been issued. The Village shall issue the Redevelopment Note
within ninety (90) days after a Requisition as well as all supporting documentation have been
received and approved by the Village. The Village shall not accept any Requisitions submitted
ninety (90) days after December 31st of the year of the fourth anniversary of the Effective Date.
The Village shall have no obligation to issue any Redevelopment Notes in relation to any
Requisition submitted ninety (90) days after December 31st of the year of the fourth anniversary
of the Effective Date. The final Requisition shall not include any expenses for site, building or
other construction work after the fourth anniversary of the Effective Date, but it may include costs
of administration through December 31st of the year of the fourth anniversary of the Effective
Date. The Village shall pay all funds available in the Meadowbrook Redevelopment Project Area
Special Tax Allocation Fund to pay principal and interest on a Redevelopment Note. It is expressly
understood that if there are insufficient funds available in the Meadowbrook Redevelopment
Project Area Special Tax Allocation Fund to pay principal and interest on a Redevelopment Note,
the Village shall not be obligated to pay the principal or interest on the Redevelopment Note from

other Village funds; rather, the payment shall be delayed, with interest, until there are sufficient
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funds in the Meadowbrook Redevelopment Project Area Special Tax Allocation Fund to make the
payments.

5.4  Approval and Resubmission of Requisitions. The Village shall give the Developer
written notice disapproving any of the Requisitions within fourteen (14) days after receipt of the
Requisition and all supporting documentation. No such approval shall be denied except on the
basis that (i) all or some part of the Requisition does not constitute Redevelopment Project Costs
or has not otherwise been sufficiently documented as specified herein; or (ii) any subsequent
amendment to the Act or any subsequent decision of a court of competent jurisdiction results,
retroactively, in any such payment not being authorized. Ifa Requisition is disapproved by the
Village, the reason for the disallowance will be set forth in writing to the Developer and the
Developer may resubmit any such Requisition with such additional documentation or
verification as may be required. The same procedures set forth herein shall be applicable to
resubmittals.

55  Right to Clawback Funds. Provided that clawback or liens shall not apply to the
Redevelopment Note for Phase A, the Village shall have the right to clawback or lien funds, the
Project or the Property in the event there is a knowingly false statement, intentional
misrepresentation or fraud committed by the Developer with respect to any Requisitions, reports,
certificates of Redevelopment Project Costs or within documentation or Redevelopment Project
Costs which remains uncorrected by the Developer after sixty (60) days prior notice to rectify the
same. This right is limited to the value of the discrepancy

5.6 Defense of Meadowbrook Redevelopment Project Area, Agreement and Actions

Under this Agreement. In the event that any court or governmental agency, having jurisdiction

over enforcement of the Act shall determine that the Meadowbrook Redevelopment Project Area
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or a term of this Agreement is contrary to law, the Village and Developer shall work
cooperatively to cure the issue that led to the judgment, if possible. If the Redevelopment Project
Area, this Agreement or part hereof, actions under this Agreement, or any Redevelopment Note
or part thereof is challenged before a court or governmental agency having jurisdiction thereof,
the Village will, at the Developer’s request and at the sole cost and expense of the Developer,
defend the integrity of the Meadowbrook Redevelopment Project Area, the Agreement or part
hereof, the action, or the Redevelopment Note or part thereof. Developer will fully cooperate
with the Village in connection with the foregoing. If the court or governmental agency, having
jurisdiction over enforcement of the Act shall determine that the Agreement or part hereof, the
action, or the Redevelopment Note or part thereof is void, voidable or otherwise not legal or
legally enforceable, the Village shall cooperate with the Developer in curing the defect or
problem that led to the determination so that the intent of the Agreement or part hereof, the
action, or the Redevelopment Note of part thereof is carried out.

5.7  Village Cooperation. The Village agrees to cooperate with Developer in Developer’s

attempts to obtain all necessary approvals from any governmental or quasi-governmental entity
other than the Village. In relation to Village permits issued to Developer within Phase A, Phase
B, and Phase C, the Village will assess, and the Developer shall pay, a maximum of fifty percent
(50%) of the then-existing permit fees. For work in furtherance of Phase B and Phase C, the
Village will assess and Developer’s tenants (limited only to Starbucks and the first new occupant
of 15,000 square feet or more in existing Buildings A-C), shall pay a maximum of fifty percent
(50%) of the then-existing permit fees. For all Phases, Developer and Developer’s tenants shall
be responsible for one hundred percent (100%) of all Village reimbursements relative to out-of-

pocket expenses incurred by it for its retention of consultants, outside review and, if applicable,
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recapture, water connection charges, etc. For all Phases, Developer may recover permitting
expenses, including fees and charges, as Redevelopment Project Costs to the full extent allowed
by the Act. The Village may recover the remaining fifty percent (50%) of then-existing permit
fees and other Village-ordained charges from the Meadowbrook Redevelopment Project Area
Special Tax Allocation Fund thereby causing a reduction in net Redevelopment Project Costs and
the value of a Redevelopment Note for any Phase in which the permit fees were incurred. The
Developer may seek approval of multiple independent building permits. The Village will not
unreasonably withhold any permit, provided that all permit review comments have been
addressed to the Director of Community Development’s satisfaction. As part of the Planned Unit
Development land use approval process, the Village shall further consider, in conformity with the
requirements of the Municipal Code, reasonable requests of Developer for zoning and
subdivision relief, including amendments, special uses, planned unit developments and
modifications thereto, exceptions or variances under Village Zoning and Subdivision ordinances
necessary for the construction of the Project. Notwithstanding an omission from the Planned
Development approvals, all Existing Buildings, are to be deemed approved and conforming and
not treated as nonconforming uses or structures. Developer recognizes that the occurrence work
by Developer could necessitate further improvement to an Existing Building under the Building
Code.

5.8 Certificate of Occupancy.

(a) Within thirty (30) days after written request from Developer, and provided that
Developer has complied with the Municipal Code, the Planned Unit Development
ordinance and with the obligations of this Agreement with respect to the

construction of a unit or portion of any Existing Building or a New Outlot
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6.1

(b)

(©)

(d)

Building, the Village shall deliver a Certificate of Occupancy for buildings, units
in buildings (including vanilla box units), structures, and improvements that are
not buildings or structures.

The Village will, in relation to service and retail spaces in any Existing Building
or New Outlot Building, issue Certificates of Occupancy on a building permit by
permit basis; provided, however, that new, remodeled or replaced portions of
buildings are in conformance with the Municipal Code and Section 5.7.

The Director of Community Development, in his/her sole discretion, may issue
temporary occupancy permits in accordance with the Municipal Code.

The Village will not deny a Certificate of Occupancy on the basis that Developer
has not yet concluded a Phase.

ARTICLE SIX

DEVELOPER COVENANTS AND AGREEMENTS.

Developer’s Redevelopment Obligations. Developer shall have the obligations set forth

within each Phase in this Article Six for the development, construction, improvement, repair,

financing, completion and furtherance of the Meadowbrook Redevelopment Project Area.

Substantial Completion of Phase A shall be started first. Provided that Phase A has started,

Developer may perform work within any Phase at any time, provided that its obligations under

Article Six and right to Redevelopment Notes shall determine the time within which the Village

is obligated to issue such Redevelopment Notes. Subject to the provisions of Articles Five and

Six, the time for Project Completion does not affect the Village’s obligations to issue

Redevelopment Notes or to pay on the Redevelopment Notes and it is understood that

Substantial Completion of any or all Phases can occur well in advance of delivery of Certificates
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of Occupancy and issuance of Redevelopment Notes. Developer may catry out its Article Six
obligations directly or through others in privity with Developer.
6.2 Outlot Obligations.

(a) On at least three outlots, Developer shall construct a minimum of three (3) New
Outlot Buildings. Excluding the area of any car wash, the New Outlot Buildings shall
have a minimum combined Building Area of fourteen thousand (14,000) square feet
in substantial conformance with the Development Plans attached hereto as EXHIBIT
B. The minimum size of each of the New Outlot Buildings shall be two thousand
(2,000) square feet. At least eight thousand four hundred (8,400) square feet of the
Leasable Square Footage in the New Outlot Buildings shall be leased to sales tax
and/or food and beverage tax producing tenants under leases with a minimum term of
five (5) years. The required minimum Leasable Square Footage for sales tax and/or
food and beverage tax producing tenants may be located in two or more New Outlot
Buildings. Provided that a car wash cannot be located at the corner of 63rd Street and
Woodward Avenue (Lot 3), one New Outlot Building may host a car wash, among
other allowed (permitted or special) uses, where shown in the plans attached as
EXHIBIT B and subject to the Planned Unit Development approval, but no area of
the car wash shall be considered part of Building Area or Leasable Square Footage.
Provided that a professional, medical, or dental office cannot be located in the unit
closest to the corner of 63rd Street and Woodward Avenue, a professional, medical, or
dental office may be located on Lot 3 or elsewhere within the Project.
(b) Provided that Phase A is in progress, work may be initiated in the Phases

described in Section 6.3 through Section 6.6. Section 6.3 through Section 6.6 are
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intended to provide benchmarks for the Developer’s performance and the Village’s
obligations to issue Redevelopment Notes, and the Phases are not intended to
sequence or control the timing of work.

(c) Developer shall not be in default of this Agreement for failure by Developer to

conclude any portion of any Phase of this Agreement.

6.3  Developer’s Phase A Obligations. Subject to its option to conduct the work at any time
and in any Phase and between the inducement resolution and the Effective Date, provided that
Phase A work is in progress, the Developer shall accomplish at least the following work,
according to the Development Plans attached hereto as EXHIBIT B, as part of Phase A of the
Project:

(a) Demolish the existing building located at 2001 63 Street;

(b) Renovate the exterior or surface facades and repair door, windows, walls,
supports, roof and parapets on all four sides of Existing Buildings A, B, C and D,
in substantial conformance with EXHIBIT B, provided that Developer may retain
all dock, door and window openings and that the depiction of the facades shall not
represent changes to these elements;

(c) Replace and extend services to wall signage areas and install new tenant wall
signage as shown on the elevations, subject to the existing sign regulations
contained in the Municipal Code and the wall sign exhibit in the Development
Plans attached hereto as EXHIBIT B. Wall signage shall be allotted by Developer
according to its sign regulations in compliance with the Planned Development and

the Village’s Zoning Code;
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(d)

(e)

®

(2)

Install new monument signage C and E as shown on the Development Plans
attached hereto as EXHIBIT B;

Install and provide for uniform lighting in the existing parking lots as shown on
the Development Plans attached hereto as EXHIBIT B and maintain and install
wall lighting on the rear of buildings on Lots 4-6 as shown in the photometric
plan in the Development Plans in EXHIBIT B;

Install landscaping according to the Development Plans (EXHIBIT B), provided
only the landscaping above the retaining wall on Lots 1-2 and within ten (10) feet
of the lot lines 1s within Phase A. ; and

Mill, resurface and reconstruct the parking lots and drive aisle and provide for
additional landscape islands pursuant to Village-issued permits, the plans for

which are part of the Development plans in EXHIBIT B.

6.4  Developer’s Phase B Obligations. Subject to its option to conduct the work in Phase B

at any time, provided Phase A is in progress or Substantially Complete, the Developer shall

accomplish at least the following work during Phase B of the Project:

(a)

(b)

Lease a minimum of 15,000 square feet of Existing Buildings A, Bor Cto a
grocery store or sales tax producing tenant or tenants for a minimum of ten years
which has/have actually opened for business (“Lease Term B”); and

Accomplish tenant buildout and other improvements related to said lease(s) and

obtain a Certificate of Occupancy for said space.

Developer shall not be entitled to issuance of a Redevelopment Note for Phase B unless the

Redevelopment Note for Phase A has issued.
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6.5  Developer’s Phase C Obligations. Subject to its option to conduct the work in Phase C

at any time, provided Phase A is in progress or Substantially Completed, the Developer shall

accomplish at least the following work during Phase C of the Project:

(a)

(b)

(©)

Construct at least one (1) of the New Outlot Buildings, attendant site work and
landscaping and obtain necessary Certificates of Occupancy for all tenants leasing
a portion of the building contributing to the area described in Section 6.5(b) and
for all other occupied units or vanilla box spaces in the outlot building(s)
containing the uses noted in Section 6.5(b); and

Upon execution of new lease(s) in the New QOutlot Building(s), excluding the car
wash, in accordance with Section 6.2 of at least 3,500 square feet of sales tax
producing tenants which have actually opened for business (“Lease Term C”),
Developer shall be entitled to a Redevelopment Note , in accordance with Section
5.2(e)(1).

Upon construction of a second New Outlot Building other than the car wash, and
execution of new lease(s) in either or both of the New Outlot Building(s) (not
hosting a car wash) in accordance with Section 6.2 of at least an additional 2,000
square feet of sales tax producing tenants which have actually opened for business
(“Lease Term C”), Developer shall be entitled to a Redevelopment Note in

accordance with Section 5.2(e)(2).

Developer shall not be entitled to issuance of a Redevelopment Note for Phase C unless the

Redevelopment Note for Phase A has issued.

6.6  Developer’s Phase D Obligations. Provided that Phase A is in progress or Substantially

Completed, the Developer shall accomplish the following work during Phase D of the Project:
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(a)

(b)

(c)

Construct additional New Outlot Building(s) to ensure that a minimum of at least
a total of three (3) New Outlot Buildings (the third outlet may be for a car wash
or other non-sales tax generating tenant), attendant site work and landscaping,
have been constructed as part of the Project, in accordance with Section 6.2 and
obtain necessary Certificates of Occupancy for all tenants leasing a portion of the
building contributing to the area described in Section 6.6(b) and for all other
occupied units or vanilla box spaces in the outlot buildings;

Execute a lease or leases that result in a total of 8,400 square feet of sales tax
producing tenants which have actually opened for business in the New Outlot
Buildings in Phase C and Phase D (“Lease Term D”); and

At the conclusion of Phase D, New Outlot Buildings, excluding the area of any
car wash, shall have a minimum combined Building Area of fourteen thousand
(14,000) square feet in substantial conformance with the Development Plans

attached hereto as EXHIBIT B.

Developer shall not be entitled to issuance of a Redevelopment Note on Phase D unless

Redevelopment Notes have issued for Phase A Phase B and Phase C.

Submission of Requisitions. When Developer submits Requisitions, Developer shall do

so in accordance with Section 5.3. Developer shall take all reasonable and good faith efforts to
include with each Requisition all supporting documentation. Requisitions may be amended,
supplemented, corrected or modified within ninety (90) days following Substantial Completion.
Unless with the approval of the Village Manager, no Approved Requisition shall be amended,
supplemented, corrected or modified after the subject Redevelopment Note issues. Developer

and Village shall reasonably cooperate in the intake, review, and approval of Requisitions.
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6.8 Compliance with Applicable Laws. Consistent with its warranties in Article Nine,

Developer shall at all times acquire, install, construct, operate and maintain the Project in
conformance with all applicable laws, rules, ordinances and regulations, as interpreted, applied
and enforced by the Village. All work with respect to the Project shall conform to all applicable
federal, State and local laws, regulations and ordinances, including, but not limited to, zoning,
subdivision and planned unit development codes, building codes, environmental codes, life
safety codes, property maintenance codes and any other applicable codes and ordinances of the
Village. During the Term, the Village shall not enforce any law, ordinance, rule or regulation (or
amendment thereto) which would have the effect of increasing Developer’s obligations
hereunder, including an increase in the cost of the Project, unless said law, ordinance, rule or
regulation is one of general applicability to all the similarly situated property in the Village.
(a)  Upon demolition of the building at 2001 63rd Street, Developer shall have thirty
(30) days within which to initiate Lot 3 construction or it shall preserve the
property in compliance with the provisions of the Municipal Code.
(b)  The Village does not have and will not impose upon Developer any highway or
other right-of-way impact fee.
6.9  Leased Space. Once the Developer leases the area comprising part of all of the Total
Taxable Floor Area to sales tax or food and beverage tax producing tenants the leased portion of
the 23,400 square feet of the Buildings shall remain leased as follows:
(a) Once leased to a grocery store or other sales tax producing tenants, the 15,000
square feet area of the Existing Buildings, excluding Existing Building D, shall
remain leased to a grocery store or other sales tax producing tenants for Lease

Term B.
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(b)

(c)

(d)

Once leased to sales tax producing tenants, each sales tax or food and beverage
tax producing tenant space contributing to the 8,400 square feet of the New Outlot
Buildings shall remain leased to sales tax or food and beverage tax producing
tenants for Lease Term C or Lease Term D, as applicable to each tenant space.
To achieve the beneﬁt of optimal sales tax revenue for the Village, the Developer
agrees that the initial lease term for sales tax or food and beverage tax producing
tenants that are considered in the Total Taxable Floor Area shall be in accordance
with Section 6.2; provided, however, that the Village in its sole discretion may
waive the requirements pertaining to any lease term concerning space within the
Total Taxable Floor Area.

At the conclusion of the minimum lease term as provided above for a lease
governed by Section 6.9, Developer is not required to re-tenant the same unit(s)
with a tenant or lease under Section 6.9 or to meet the minimum Total Taxable

Floor Area.

6.10 Tax Information. The Village may conclusively rely upon information provided by the
[llinois Department of Revenue with regard to Developer’s tenants’ payment of sales tax when
determining whether a tenant has produced sales tax for any given month. The Developer shall
include a provision, in all leases providing for Lease Term B, Lease Term C and Lease Term D
within the Project for food and beverage tax producing tenants, that the lessees shall monthly file
with the Village the appropriate food and beverage sales tax forms, or any appropriate successor

forms, as required by the provisions of the Municipal Code.
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6.11 Progress Meetings. Developer shall meet with the Village Council and Village staff and

make presentations to the Village Council and Village staff as reasonably requested by the
Village Manager in order to keep the Village apprised of the progress of the Project.

6.12 Authorized Developer Representatives. Subject to the provisions in Article Three, the

Developer’s Authorized Developer Representatives and the Developers accountants, attorneys
and consultants have the full power and authority to meet with Village staff for purposes of
coordinating and implementing obligations of the Parties under this Agreement, provided that
this Section 6.12 does not constitute a power of attorney or agency allowing anyone other than
Developer’s Authorized Developer Representative to act for Developer.

6.13 Tax Exempt Status. Consistent with its covenant in Section 6.10, Developer and
successor owners shall not assert a tax-exempt status during their respectivé period of ownership.
This prohibition shall run with the land and shall expire at the Term defined in Section 15.17 or
an earlier date if agreed by the Village and Developer.

6.14 Real Estate Tax Payments. Developer and successor owners agree to pay all general and

special real estate taxes levied during their respective period of ownership against their
respective interest in the Project on or prior to the date same is due and said taxes shall not
become delinquent. Developer and successor owners shall deliver evidence of payment of such
taxes to the Village upon request. Except as required pursuant to the express terms of a lease,
Developer and successor owners shall not institute any procedures to appeal any real estate taxes
levied during the Term as defined by Section 15.17.

6.15 Sale Contracts. All real estate sales contracts shall be made subject to the terms of this

Agreement.
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6.16 Construction Traffic. The Village and Developer shall cooperate in planning reasonable

routes of access for construction traffic to protect pedestrians and to minimize disruption of
traffic and damage to paved street surfaces in accordance with the Municipal Code.

6.17 Fees and Expenses. Subject to Section 5.7 and Section 6.8(c), Developer and
Developer’s tenants shall pay all Village imposed fees required in the Municipal Code that are
assessed on a uniform basis throughout the Village and are of a general applicability to all other
property in the Village. Developer is solely responsible for all requirements, fees and expenses
assessed by the Downers Grove Sanitary District and all other governmental entities, which shall
be a Redevelopment Project Cost, if eligible pursuant to the Act.

6.18 Amendment or Substitution of Covenants, Declarations and Easements. Developer

and the Village shall cooperate reasonably and support one another in the amendment or
substitution of covenants, declarations, easements and other restrictions against the Property to
support the Project.

6.21 Special Service Area or Additional Taxes. The Village shall not adopt a Special Service

Area, or subject the Property to additional taxes premised on the Property or the value of the
Property during the Term unless it has obtained Developer’s written consent.

ARTICLE SEVEN

ADDITIONAL COVENANTS OF DEVELOPER.

7.1  Developer Existence. Developer will do or cause to be done all things necessary to

preserve and keep in full force and effect its existence and standing as an Illinois limited liability
company, so long as Developer maintains an interest in the Property or has any other remaining

obligation pursuant to the terms of this Agreement.
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7.2  Construction of Project. Developer shall diligently pursue obtaining all required permits
and Developer shall cause construction of the Project on the Property to be prosecuted and
completed with due diligence, in good faith and without delay, subject to Uncontrollable
Circumstances and the other provisions of this Agreement. In the event of an Uncontrollable
Circumstance involving any strike or labor dispute, Developer shall provide the Village prompt
written notice thereof and, where required by the Village, an explanation as to how such
Uncontrollable Circumstance is outside of the Developer’s control.

7.3  Indemnification. Developer (use of the term “Developer” herein includes permitted

successors and assigns), agrees to indemnify, defend and hold the Village, Mayor, Village
Council Members, Village Manager, officers, agents and employees (hereinafter “Indemnified
Parties” or individually as “Indemnified Party”) harmless from and against any losses, costs,
damages, liabilities, claims suits, actions, causes of action and expenses (including, without
limitation, reasonable attorneys’ fees and court costs) suffered or incurred by the Indemnified
Parties which are caused as a result of:

(a) the failure of Developer to comply with any of the terms, covenants or conditions
of this Agreement which Developer is obligated to comply with, after the benefit
of any applicable notice and cure periods; or

(b)  the failure of Developer or any of Developer’s contractors to pay contractors,
subcontractors or materialmen in connection with the Project (subject to any
amounts being contested in good faith by Developer); or

(c) material misrepresentations or omissions of Developer relating to the Project,
financial information or this Agreement which are the result of information

supplied or omitted by Developer; or
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(d) the failure of Developer to cure any material misrepresentations or omissions of
Developer in this Agreement relating to the Project within the applicable cure
provisions of this Agreement; or

(e) any claim or cause of action for injury or damage brought by a third party arising
out of the construction or operation of the Project by Developer; or

® any violation by Developer of local ordinance, State or federal laws, in connection
with the offer and sale of interests in the Developer or any part of the Project; or

(g)  the occurrence of an Event of Default by Developer.

The provisions of this Section 7.3 shall not apply to a loss which arises out of (in whole or in
part) intentional misconduct or negligence on the part of any Indemnified Party, but only to the
extent that such Indemnified Party’s misconduct or negligence contributed to the loss, or that the
loss is attributable to such Indemnified Party’s misconduct or negligence. Nothing herein in this
Section 7.3 shall constitute a waiver by the Village of the privileges and immunities granted unto
it by the Local Governmental and Governmental Employees Tort Immunity Act (745 ILCS 10/1-
101, et seq.).

7.4  Further Assistance and Corrective Instruments. The Village and Developer agree that

they will, from time to time, execute, acknowledge and deliver, or cause to be executed,
acknowledged and delivered, such supplements hereto and such further instruments as may be
reasonably required for carrying out the intention of or facilitating the performance of this
Agreement to the extent legally permitted and within the Village’s sound legal discretion.

7.5  No Gifts. Developer covenants that no officer, member, manager, stockholder, employee
or agent of Developer, or any other person acting with knowledge of the Developer and on

Developer’s behalf, has made, offered or given, either directly or indirectly, to the Mayor, any
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Council member, or any officer, employee or agent of the Village, or any other person connected
with the Village, any money or anything of value as a gift or bribe or other means of influencing
his or her action in his or her capacity with the Village. The Village represents that it is not aware
of any occurrence that would constitute a violation of this Section 7.5.

7.6  Conveyance. In recognition of the nature of the Redevelopment Project and the Village’s
projections of the need for incremental tax revenues to finance Redevelopment Project Costs, in
accordance with the Act, during the life of the Meadowbrook Redevelopment Project Area
consistent with its covenants in Section 6.10, Developer shall not knowingly undertake to convey
the Property to persons whose ownership and use of such Property will cause it to be exempt
from payment of property taxes, and will impose in the deed conveying all or any portion of the
Property, a prohibition against granting such conveyance consistent with the covenants in
Section 9.11.

7.7  Disclosure. Developer hereby represents, warrants and covenants to the Village that the
sole member of the Developer is currently Anthony J. Stella. If the effect of a change in
membership will be to reduce the controlling interest of the foregoing identified member to less
than fifty-one percent (51%), no such change shall be made in the members owning the
Developer or in their ownership interests without the consent of the Village.

7.8  Assignment of Agreement. This Section 7.8 does not prohibit assignment of any
Redevelopment Note, each note being fully assignable. Provided that Developer may assign all
or part of this Agreement to Anthony J. Stella, a trust of which Anthony J. Stella a controlling
beneficiary to the extent of greater than 50% and has the authority to direct the actions of the
trustee in proportion to Anthony J. Stella’s beneficial interest in the same, or to an entity of

which Anthony J. Stella or Developer is a controlling shareholder or member to the extent of
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greater than 50%, all of which are “Permitted Transferees.”, Developer may not assign all or
part of this Agreement to someone who is not a Permitted Transferee prior to December 31st of
the year of the fourth anniversary of the Effective Date without the express written consent of the
Village Council (which may be withheld in the Village Council's reasonable discretion). After
December 31st of the year of the fourth anniversary of the Effective Date, this Agreement shall
be fully assignable by Developer provided that the Developer provides twenty-one (21) days
advance written notice of the intended assignment and assignee in accord with Section 15.2. This
Agreement may not be assigned nor may any rights hereunder, other than to payment under a
Redevelopment Note, be transferred by Developer until after four years from the effective date
of the Agreement. Prior to the consummation of an assignment of this Agreement to a Permitted
Transferee prior to December 31st of the year of the fourth anniversary of the Effective Date, the
Permitted Transferee shall tender to the Village a declaration affirming that Anthony J. Stella’s
controlling interest in the Permitted Transferee shall not be diluted to a percentage less than or
equal to 50%. This Agreement operates as a consent to assignment that occurs within the
ordinary course of financing for the purpose of collateralizing loans involving Anthony J. Stella
or Developer. Prior to December 31st of the year of the fourth anniversary of the Effective Date,
any assignee of any of Developer’s obligations under this Agreement shall have the
qualifications, financial ability, reputation and character necessary, adequate and desirable, in
Village’s sole discretion as to assignments to be approved by the Village, to fulfill these
obligations. Such assignee shall execute an assumption and assignment agreement agreeing to
adhere to the terms and conditions of this Agreement, as they apply to said assignee, and shall
submit such information, including financial information, as may be requested by the Village

Council. Before any such assignment operating upon future permission of the Village shall be of
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any force and effect, Developer shall give notice of such proposed assignment to the Village, and
the Village Council shall have forty-five (45) days to accept or reject such assignee at its sole
reasonable discretion. In the event the Village rejects such assignee, the Village shall state the
reasons therefore. If the Village does not respond to the notice of such intended assignment
within such forty-five (45) days day period, such assignment shall be deemed denied.
Notwithstanding anything in this Section 7.10, no part of this Section 7.10 shall require the
Village’s consent to the collateral assignment hereof to Developer’s construction lender or
permanent lender, if required thereby or to a Permitted Transfer. The Village may not condition
Developer’s retention of or assignment of benefits which shall be at Developer’s sole election.

7.9 No Transfer of Project without Village's Consent. Until December 31, 2029, no

portion of the Project shall be transferred or conveyed to a person that is not a Permitted
Transferee without the Village Council’s prior written approval which may be withheld in the
Village Council’s reasonable discretion. Until December 31, 2029, no membership transfer of
50% or more of the units or membership interests in the Developer to a person that is not a
Permitted Transferee shall occur without the Village Council’s prior written approval which may
be withheld in the Village Council’s reasonable discretion. This Section 7.9 does not require
consent for any action other than a real estate transfer, or membership transfer of 50% or more of
the units of the Developer, to a person that is not a Permitted Transferee. Before being requested
to consent to a transfer of all of the Property by Developer to another developer that is not a
Permitted Transferee (a “Separate Developer”) who will develop such portion of the Project and
the Property, the following must be satisfied regarding such transfer:

(a) Any proposed Separate Developer shall, in the Village’s sole discretion, have the

experience and financial ability necessary to fulfill the obligations undertaken by
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(b)

(©)

(d)

Developer in this Agreement with respect to the Project and all rights, duties and
responsibilities being transferred. The proposed Separate Developer shall submit
to the Village, for its review and approval, the same financial documents required
hereunder of Developer.

Any such proposed Separate Developer shall have expressly assumed the
obligation of Developer hereunder in writing with respect to the Project and all
rights, duties and responsibilities to be transferred as hereinafter provided.

All material instruments and legal documents involved and affecting any such
transter from Developer to any Separate Developer shall be submitted to the
Village Council for its approval, and no transfer shall be effective until the Village
Council has authorized the Village Manager to execute the same. Except in the
event of a written agreement authorized by the Village Council, no transfer shall
be deemed to relieve Developer or any other party bound in any way by this
Agreement or otherwise with respect to the construction of the Project from any
of their obligations with respect thereto as to the interest transferred. Developer
shall in any event notify the Village of any transfer of any interest in the Project.
The Village shall have no duty to return any letter of credit or other security
posted in connection with the portion of the Project so transferred until substitute
security acceptable to Village in its sole discretion is received.

Upon the conveyance of the Property or part of the Property to a separate
developer (as consented to by the Village Council, and as evidenced by execution
by the separate developer of an assumption and assignment agreement in a form

acceptable to the Village), such separate developer shall be responsible for the
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development of the Project and Developer shall be relieved from all further
liability under this Agreement with respect to the Project and the Property so
transferred. Each separate developer shall be bound by all terms, conditions, and
obligation of this Agreement applicable to the Project and Property and, except as
set forth below in this section, any reference to Developer in this Agreement shall
be deemed to be (or include) a reference to a separate developer to the extent such
reference is to (or includes) the Project or the Property owned by such separate
developer.

ARTICLE EIGHT

ADHERENCE TO MUNICIPAL CODE AND ORDINANCES.

All new development and new construction of the Project shall comply in all respects
with the applicable provisions of the Municipal Code in effect on the date that an application for
a building permit and/or earth moving permit for such development or construction is filed, and
from time to time during constmctidn that are applicable, except as otherwise provided herein.

Developer warrants that its development of the Project shall be performed in accordance
with all the applicable covenants, conditions, restrictions, building regulations, zoning
ordinances, property maintenance regulations, environmental regulations and land use
regulations, codes, ordinances, federal, State and local ordinances affecting the Project.

ARTICLE NINE

REPRESENTATIONS AND WARRANTIES OF DEVELOPER.

Developer represents, warrants and agrees as the basis for the undertakings on its part

herein contained that as of the date hereof and until completion of the Project:
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9.1  Organization and Authorization. Developer is an [llinois limited liability company

authorized to do business in Illinois and existing under the laws of the State of Illinois, and is
authorized to and has the power to enter into, and by proper action has been duly authorized to
execute, deliver and perform, this Agreement. Developer is solvent, able to pay its debts as they
mature and financially able to perform all the terms of this Agreement. To Developer’s
knowledge, there are no actions at law or similar proceedings which are pending or threatened
against Developer which would result in any material and adverse change to Developer’s
financial condition, or which would materially and adversely affect the level of Developer’s
assets as of the date of this Agreement or that would materially and adversely affect the ability of
Developer to proceed with the construction and development of the Project.

9.2  Non-Conflict or Breach. Neither the execution and delivery of this Agreement by

Developer, the consummation of the transactions contemplated hereby by Developer, nor the
fulfillment of or compliance with the terms and conditions of this Agreement by Developer
conflicts with or results in a breach of any of the terms, conditions or provisions of any offerings
or disclosure statement made by Developer, any organizational documents, any restriction,
agreement or instrument to which Developer or any of its partners or venturers is now a party or
by which Developer or any of its partners or its venturers is bound, or constitutes a default under
any of the foregoing, or results in the creation or imposition of any prohibited lien, charge or
encumbrance whatsoever upon any of the assets or rights of Developer, any related party or any
of its venturers under the terms of any instrument or agreement to which Developer, any related
party or any of its partners or venturers is now a party or by which Developer, any related party

or any of its venturers is bound.
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9.3  Location of Project. The Project will be located entirely within the Property. If the

Developer acquires additional territory, then Developer shall amend the Planned Unit
Development if it intends to include the same in the Project.

9.4  Financial Resources. Developer and any Assignee shall have sufficient financial and

economic resources to implement and complete Developer’s obligations contained in this
Agreement.

9.4  Patriot Act Compliance. Developer represents and warrants to the Village that neither it

nor any of its principals, shareholders, members, partners, or affiliates, as applicable, is a person
or entity named as a Specially Designated National and Blocked Person (as defined in Presidential
Executive Order 13224) and that it is not acting, directly or indirectly, for or on behalf of a
Specially Designated National and Blocked Person. Developer further represents and warrants to
the Village that the it and its principals, shareholders, members, partners, or affiliates, as applicable
are not, directly or indirectly, engaged in, and are not facilitating, the transactions contemplated
by this Agreement on behalf of any person or entity named as a Specially Designated National and
Blocked Person. Developer hereby agrees to defend, indemnify and hold harmless the Village, and
its elected or appointed officers, employees, agents, representatives, engineers and attorneys, from
and against any and all claims, damages, losses, risks, liabilities and expenses (including
reasonable attorney’s fees and costs) arising from or related to any breach of the foregoing

representations and warranties.

ARTICLE TEN

REPRESENTATIONS AND WARRANTIES OF THE VILLAGE.
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The Village represents, warrants and agrees as the basis for the undertakings on its part
herein contained that:
10.1 Organization and Authority. The Village is a municipal corporation duly organized and
validly existing under the law of the State of Illinois, is a home rule unit of government, and has
all requisite corporate power and authority to enter into this Agreement.
10.2  Authorization. The execution, delivery and the performance of this Agreement and the
consummation by the Village of the transactions provided for herein and the compliance with the
provisions of this Agreement (i) have been duly authorized by all necessary corporate action on
the part of the Village, (ii) require no other consents, approvals or authorizations on the part of
the Village in connection with the Village’s execution and delivery of this Agreement, and (iii)
shall not, by lapse of time, giving of notice or otherwise result in any breach of any term,
condition or provision of any indenture, agreement or other instrument to which the Village is
subject.
10.3 Litigation. To the best of the Village’s knowledge, there are no proceedings pending or
threatened against or affecting the Property, the Project, the Village or the Meadowbrook
Redevelopment Project Area in any court or before any governmental authority which involves
the possibility of materially or adversely affecting the ability of the Village to perform its
obligations under this Agreement.
10.3 Connections. The Village hereby agrees to permit the connection of all water lines and
storm sewer lines constructed in the Meadowbrook Redevelopment Project Area or Village
utility lines existing or constructed in the Property or near the perimeter of the Property as set
forth on the Development Plans, provided that Developer complies with all requirements of

general applicability promulgated by the Village for such connections. The Village shall grant
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utility and other necessary permissions as may be necessary or appropriate to accommodate the
utilities shown on the Development Plans, provided that sanitary is under distinct jurisdiction.
ARTICLE ELEVEN

LIABILITY AND RISK INSURANCE.

11.1  Liability Insurance Prior to Completion. Developer and its contractors shall procure,
maintain and pay for such insurance as will protect against claims for bodily injury or death, or
for damage to property, including loss of use, which may arise out of operations by the
Developer, its contractors or by anyone employed by any of them, or by anyone for whose acts
any of them may be liable. Such insurance shall not be less than the greater of coverages and
limits of liability specified below or any coverages and limits of liability specified in this
Agreement or coverages and limits required by law unless otherwise agreed to by the Village.

Workers Compensation $500,000 Statutory

Employers Liability $1,000,000 Each Accident
$1,000,000 Disease Policy Limit

$1,000,000 Disease Each Employee

Comprehensive General Liability ~ $2,000,000  Each Occurrence
$2,000,000 Aggregate
(Applicable on a

Per Project Basis)

Commercial Automobile $1,000,000 Each Accident
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Liability
Umbrella Liability $ 5,000,000
Comprehensive General Liability Insurance required under this Section 11.1 shall be written on
an occurrence form and shall include coverage for Products/Completed Operations, Personal
Injury with Employment Exclusion (if any) deleted, Blanket XCU and Blanket Contractual
Liability insurance applicable to defense and indemnity obligations and other contractual
indemnity assumed under this Agreement. The limit must be on a “Per Project Basis”.
Commercial Automobile Liability Insurance required under this paragraph shall include coverage
for all owned, hired and non-owned automobiles. Workers Compensation coverage shall include
a waiver of subrogation against the Village. Comprehensive General Liability, Employers
Liability and Commercial Automobile Liability Insurance may be arranged under single policies
for full minimum limits required, or by a combination of underlying policies with the balance
provided by Umbrella and/or Excess Liability policies. Developer and its contractors shall have
their respective Comprehensive General Liability (including products/completed operations
coverage), Employers Liability, Commercial Automobile Liability, and Umbrella/Excess
Liability policies endorsed to add the “Village of Downers, its officers, officials, employees and
volunteers” as “additional insureds” with respect to liability arising out of operations performed;
claims for bodily injury or death brought against the Village by any contractor or subcontractor
employees, or the employees of contractor’s subcontractors of any tier, however caused, related
to the performance of operations under this Agreement. Such insurance afforded to the Village
shall be endorsed to provide that the insurance provided under each policy shall be Primary and

Non-Contributory. Developer and its contractors shall maintain in effect all insurance coverages
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required by this Agreement at their sole expense and with insurance carriers licensed to do
business in the State of [llinois and having a current A. M. Best rating of no less than A- VIIIL.
11.2  Builder’s Risk Prior to Completion. Prior to completion of the construction of the
Project on the Property, as certified by the Village, Developer shall keep in force at all times
builders risk insurance on a completed value basis, in non-reporting form, against all risks of
physical loss, including collapse, covering the total value of work performed and equipment,
supplies and materials furnished for the Project (including on-site stored materials), all as to
work by Developer. Such insurance policies shall be issued by companies satisfactory to the
Village. All such policies shall contain a provision that the same will not be canceled or modified
without prior thirty (30) day written notice to the Village.

ARTICLE TWELVE

EVENTS OF DEFAULT AND REMEDIES.

12.1 Developer Events of Default. The following shall be Events of Default with respect to

this Agreement:

(a) If any representation made by Developer in this Agreement, or in any certificate,
notice, demand or request made by Developer, in writing and delivered to the
Village pursuant to or in connection with any of said documents, shall prove to be
untrue or incorrect in any material adverse respect as of the date made; provided,
however, that such default shall constitute an Event of Default only if Developer
does not remedy the default, within sixty (60) days after written notice from the
Village.

(b)  Default by Developer for a period of thirty (30) days after written notice thereof

from the Village in any representation contained in this Agreement concerning the
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(c)

(d)

(€)

existence, structure or financial condition of Developer; provided, however, that
such default or breach shall not constitute an Event of Default if such default can
be cured within said thirty (30) days, or Developer, within said thirty (30) days
initiates and diligently pursues appropriate measures to remedy the default.

A material failure by Developer in the performance of any obligation hereunder or
the material breach of any covenant or warranty contained in this Agreement;
provided, however, that Developer’s election not to perform or inability to
perform work in a Phase or conclude any Phase shall not be deemed a material
breach of covenant or warranty, such default shall not constitute an Event of
Default if such default is cured within said thirty (30) days, or the Developer,
within said thirty (30) days initiates and diligently pursues appropriate measures
to remedy the default and in any event cures such default within ninety (90) days
after such notice, subject to Uncontrollable Circumstances.

The entry of a decree or order for relief by a court having jurisdiction in the
premises in respect of Developer in an involuntary case under the federal
bankruptcy laws, as now or hereafter constituted, or any other applicable federal
or State bankruptcy, insolvency or other similar law, or appointing a receiver,
liquidator, assignee, custodian, trustee, sequestrator (or similar official) of
Developer for any substantial part of its property, or ordering the winding-up or
liquidation of its affairs and the continuance of any such decree or order unstayed
and in effect for a period of sixty (60) consecutive days.

The commencement by Developer of a voluntary case under the federal

bankruptcy laws, as now or hereafter constituted, or any other applicable federal
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(2)

(h)

()

or State bankruptcy, insolvency or other similar law, or the consent by Developer
to the appointment of or taking possession by a receiver, liquidator, assignee,
trustee, custodian, sequestrator (or similar official) of Developer or of any
substantial part of the Property, or the making by any such entity of any
assignment for the benefit of creditors or the failure of Developer generally to pay
such entity’s debts as such debts become due or the taking of action by Developer
in furtherance of any of the foregoing, or a petition is filed in bankruptcy by
others.

Failure to have funds to meet Developer’s obligations.

Sale, assignment, or transfer of the Property except in accordance with this
Agreement.

Change in the Developer other than one approved by the Village Council or
authorized under this Agreement when such approval is required.

Developer fails to comply with applicable governmental codes and regulations.

12.2  Village Events of Default. The following shall be Events of Default with respect to this

Agreement:

(a)

if any material representation made by the Village in this Agreement, or in any
certificate, notice, demand or request made by a party hereto, in writing and
delivered to Developer pursuant to or in connection with any of said documents,
shall prove to be untrue or incorrect in any material respect as of the date made;
provided, however, that such default shall constitute an Event of Default only if
the Village does not remedy the default, within sixty (60) days after written notice

from Developer.

51.



(b)

(©)

default by the Village in the performance or breach of any material covenant
contained in this Agreement concerning the existence, structure or financial
condition of the Village; provided, however, that such default or breach shall
constitute an Event of Default if the Village does not, within thirty (30) days after
written notice from Developer, initiate and diligently pursue appropriate measures
to remedy the default.

default by the Village in the performance or breach of any material covenant,
warranty or obligation contained in this Agreement; provided, however, that such
default shall not constitute an Event of Default if the Village, commences cure
within thirty (30) days after written notice from Developer and in any event cures
such default within ninety (90) days after such notice, subject to Uncontrollable

Circumstances.

12.3 Remedies for Default. In the case of an Event of Default hereunder:

(a)

The defaulting party shall, upon written notice from the non-defaulting party, take
immediate action to cure or remedy such Event of Default. If, in such case, any
monetary Event of Default is not cured, or if in the case of a non-monetary Event
of Default, action is not taken or not diligently pursued, or if action is taken and
diligently pursued but such Event of Default or breach shall not be cured or
remedied within a reasonable time, but in no event more than 30 additional days
following additional notice to that provided under Section 12.2, unless extended
by mutual agreement, the non-defaulting party may institute such proceedings as

may be necessary or desirable in its opinion to cure or remedy such default or
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breach, including, but not limited to, proceedings to compel specific performance
of the defaulting party’s obligations under this Agreement.

(b)  In case the Developer or Village shall have proceeded to enforce its rights under
this Agreement and such proceedings shall have been discontinued or abandoned
for any reason, then, and in every such case, Developer and the Village shall be
restored respectively to their several positions and rights hereunder, and all rights,
remedies and powers of Developer and the Village shall continue as though no
such proceedings had been taken.

12.4 No Waiver by Delay or Otherwise. Any delay by either party in instituting or

prosecuting any actions or proceedings or otherwise asserting its rights under this Agreement
shall not operate to act as a waiver of such rights or to deprive it of or limit such rights in any
way (it being the intent of this provision that neither party should be deprived of or limited in the
exercise of the remedies provided in this Agreement because of concepts of waiver, laches or
otherwise); nor shall any waiver in fact made with respect to any specific Event of Default be
considered or treated as a waiver of the rights by the waiving party of any future Event of
Default hereunder, except to the extent specifically waived in writing. No waiver made with
respect to the performance, or the manner or time thereof, of any obligation or any condition
under the Agreement shall be considered a waiver of any rights except if expressly waived in

writing.

12.5 Rights and Remedies Cumulative. The rights and remedies of the Parties to this
Agreement, whether provided by law or by this Agreement, shall be cumulative, and the exercise
of any one or more of such remedies shall not preclude the exercise by such Party, at that time or

different times, of any other such remedies for the same Event of Default.
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ARTICLE THIRTEEN

PUBLIC CONTRACT REQUIREMENTS

13.1 No Discrimination. Developer shall, as a party to a public contract:

(a)

(b)

(c)

Refrain from unlawful discrimination in employment and undertake affirmative
action to assure equality of employment opportunity and eliminate the effects of
past discrimination;

Certifies that it is an "equal opportunity employer" as defined by Section 2000(e)
of Chapter 21, Title 42, U.S. Code Annotated and Executive Orders #11246 and
#11375, which are incorporated herein by reference. The Equal Opportunity
clause, Section 6.1 of the Rules and Regulations of the Department of Human
Rights of the State of Illinois, is a material part of this Agreement.
Acknowledges that it is unlawful to discriminate on the basis of race, color,
religion, sex, marital status, national origin or ancestry, age, physical or mental
disability unrelated to ability, military status, order of protection status, sexual
orientation, sexual identity, or an unfavorable discharge from military service.
Developer shall comply with standards set forth in Title VII of the Civil Rights
Act of 1964, 42 U.S.C. Secs. 2000 et seq., The Human Rights Act of the State of
Illinois, 775 ILCS 5/1-101 et seq., and The Americans with Disabilities Act, 42

U.S.C. Secs. 12101 et seq.

13.2  Sexual Harassment Policy. Developer, as a party to a public contract, shall have a

written sexual harassment policy that:

(2)

(b)

Notes the illegality of sexual harassment;

Sets forth the State law definition of sexual harassment;
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(c) Describes sexual harassment utilizing examples;

(d)  Describes the Developer’s internal complaint process including penalties;

()  Describes the legal recourse, investigative and complaint process available
through the Illinois Department of Human Rights and the Human Rights
Commission and how to contact these entities; and

(H) Describes the protection against retaliation afforded under the Illinois Human
Rights Act.

13.3 Equal Employment Opportunity. In the event of the Developer’s non-compliance with

the provisions of this Equal Employment Opportunity Clause, the Illinois Human 'Rights Act or
the Rules and Regulations of the Illinois Department of Human Rights (“Department”), Developer
may be declared ineligible for future contracts or subcontracts with the State of Illinois or any of
its political subdivisions or municipal corporations, and this Agreement may be canceled or voided
in whole or in part, and such other sanctions or penalties may be imposed or remedies invoked as
provided by statute or regulation. During the performance of this Agreement, the Developer agrees
as follows:

() That it will not discriminate against any employee or applicant for employment
because of race, color, religion, sex, marital status, national origin or ancestry, age,
physical or mental disability unrelated to ability, military status, order of protection
status, sexual orientation, sexual identity, or an unfavorable discharge from military
service; and further that it will examine all job classifications to determine if
minority persons or women are underutilized and will take appropriate affirmative

action to rectify any such underutilization.
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(®)

(©)

(d)

(e)

That, if it hires additional employees in order to perform this Agreement or any
portion thereof, it will determine the availability (in accordance with the
Department’s Rules and Regulations) of minorities and women in the area(s) from
which it may reasonably recruit and it will hire for each job classification for which
employees are hired in such a way that minorities and women are not underutilized.
That, in all solicitations or advertisements for employees placed by it or on its
behalf, it will state that all applicants will be afforded equal opportunity without
discrimination because of race, color, religion, sex, marital status, national origin
or ancestry, age, physical or mental disability unrelated to ability, military status,
order of protection status, sexual orientation, or an unfavorable discharge from
military services.

That it will send to each labor organization or representative of workers with which
it has or is bound by a collective bargaining or other agreement or understanding, a
notice advising such labor organization or representative of the Developer’s
obligations under the Illinois Human Rights Act and the Department’s Rules and
Regulations. If any such labor organization or representative fails or refuses to
cooperate with the Developer in its efforts to comply with such Act and Rules and
Regulations, the Developer will promptly so notify the Department and the
contracting agency and will recruit employees from other sources when necessary
to fulfill its obligations thereunder.

That it will submit reports as required by the Department’s Rules and Regulations,

furnish all relevant information as may from time to time be requested by the
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(2

Department or the contracting agency, and in all respects comply with the Illinois
Human Rights Act and the Department’s Rules and Regulations.

That it will permit access to all relevant books, records, accounts and work sites by
personnel of the contracting agency and the Department for purpose of
investigation to ascertain compliance with the Illinois Human Rights Act and the
Department’s Rules and Regulations.

That it will include verbatim or by reference the provisions of this clause in every
contract and subcontract it awards under which any portion of this Agreement’s
obligations are undertaken or assumed, so that such provisions will be binding upon
such contractor. In the same manner as with other provisions of this Agreement,
the Developer will be liable for compliance with applicable provisions of this clause
by such contractors; and further it will promptly notify the contracting agency and
the Department in the event any contractor fails or refuses to comply therewith. In
addition, the Developer will not utilize any contractor declared by the Illinois
Human Rights Commission to be ineligible for contracts or subcontracts with the

State of Illinois or any of its political subdivision or municipal corporations.

13.4  Advertisements. Developer will, in all solicitations or advertisements for employees

placed by or on behalf of Developer, state that all qualified applicants will receive consideration

for employment without regard to race, color, religion, sex or national origin.

13.5 Drug Free Workplace. Developer, as a party to a public contract, certifies and agrees that

it will provide a drug free workplace by:

(a)

Publishing a statement:
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(b)

(c)

(d)

(1) Notifying employees that the unlawful manufacture, distribution, dispensation,
possession or use of a controlled substance, including cannabis, is prohibited in the
Village’s or Developer’s workplace.
(2) Specifying the actions that will be taken against employees for violations of
such prohibition.
(3) Notifying the employee that, as a condition of employment, the employee will:
(A) abide by the terms of the statement; and
(B) notify the employer of any criminal drug statute conviction for a
violation occurring in the workplace no later than five (5) days after such
conviction.
Establishing a drug free awareness program to inform employees about:
(1) the dangers of drug abuse in the workplace;
(2) the Village’s or Developer’s policy of maintaining a drug free workplace;
(3) any available drug counseling, rehabilitation and employee assistance programs;
(4) the penalties that may be imposed upon employees for drug violations.
Providing a copy of the statement required by subparagraph 13.5(a) to each
employee engaged in the performance of work under this Agreement and to post
the statement in a prominent place in the workplace.
Notifying the Village within ten (10) days after receiving notice under part (a)(3)(B)
of subparagraph 13.5 above from an employee or otherwise receiving actual notice

of such conviction.
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(e)  Imposing a sanction on, or requiring the satisfactory participation in a drug abuse
assistance or rehabilitation program by, any employee who is so convicted as
required by section 5 of the Drug Free Workplace Act.

(f) Assisting employees in selecting a course of action in the event drug counseling,
treatment and rehabilitation is required and indicating that a trained referral team is
in place.

(g)  Making a good faith effort to continue to maintain a drug free workplace through
implementation of the Drug Free Workplace Act.

13.6 CERCLA Indemnification. Developer shall, to the maximum extent permitted by law,

indemnify, defend, and hold harmless the Village, its officers, employees, agents, and attorneys
from and against any and all liability, including without limitation, costs of response, removal,
remediation, investigation, property damage, personal injury, damage to natural resources, health
assessments, health settlements, attorneys' fees, and other related transaction costs arising from
lawsuits or administrative actions against the Village under the Comprehensive Environmental
Response, Compensation, and Liability Act (CERCLA) of 1980, 42 U.S.C.A. Sec. 9601, ef seq.,
as amended, and all other applicable statutes, regulations, ordinances, and under common law for
any release or threatened release of the waste material collected by Developer, provided that the
Developer is not required to indemnify the Village for any release of the waste material directly
caused by an affirmative action of the Village, both before and after its disposal. If Developer
encounters any waste material governed by the above'Act, it shall immediately notify the Village

and conduct itself according to applicable laws and regulations..
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13.7  Contraets. Any contracts made by Developer with any general contractor, agent,
employee, independent contractor or any other Person in connection with Developer’s Project

shall contain language similar to that recited in Section 13.1 through 13.6 above.

ARTICLE FOURTEEN

PREVAILING WAGE

14.1 Prevailing Wage. The Developer is hereby notified by the Village that work contemplated
by this Redevelopment Agreement may be subject to the Prevailing Wage Act 820 ILCS 130/1 et
seq. The Developer agrees to comply with all applicable provisions of the Illinois Prevailing Wage
Act as administered by the Illinois Department of Labor (“IDOL”). The Developer further agrees
to contact IDOL for a determination of applicability of the Prevailing Wage Act to the Project as
contemplated by this Redevelopment Agreement. If required by IDOL, the Developer agrees to
pay the prevailing wage rates and to require that all of its subcontractors pay prevailing wage to
any laborers, workers or mechanics who perform construction work on the Redevelopment Project
contemplated by this Redevelopment Agreement. The Developer recognizes and agrees that it is
solely responsible for compliance with the Prevailing Wage Act and agrees to fully indemnify,
defend and hold harmless the Village pursuant to Section 7.3 above with regard to any actions or

proceedings instituted regarding such compliance.

ARTICLE FIFTEEN

MISCELLANEOUS PROVISIONS.
15.1 Cancellation. In the event Developer or the Village shall be prohibited, in any material
respect, from performing covenants and agreements or enjoying the rights and privileges herein

contained, or contained in the Redevelopment Plan, including Developer’s duty to build the
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Project, by the order of any court of competent jurisdiction, or in the event that all or any part of
the Act or any ordinance adopted by the Village in connection with the Meadowbrook
Redevelopment Project Area, shall be declared invalid or unconstitutional, in whole or in part, by
a final decision of a court of competent jurisdiction and such declaration shall materially affect
the Project or the covenants and agreements or rights and privileges of Developer or the Village,
then and in any such event, the party so materially affected may, at its election, cancel or
terminate this Agreement in whole (or in part with respect to that portion of the Project
materially affected) by giving written notice thereof to the other within sixty (60) days after such
final decision or amendment. If the Village terminates this Agreement pursuant to this Section
15.1, to the extent it is then appropriate, the Village, at its option, may also terminate its duties,
obligation and liability under all or any related documents and agreements provided, however,
that (i) the cancellation or termination of this Agreement shall have no effect on the
authorizations granted to Developer for buildings permitted and under construction to the extent
permitted by said court order; (ii) the cancellation or termination of this Agreement shall have no
effect on perpetual easements contained in any recorded document to the extent permitted by
said court order; and (iii) the cancellation or termination of this Agreement shall have no effect
on any pending Requisition or issued Development Notes to the extent permitted by said court
order. If the Developer terminates this Agreement pursuant to this Section 15.1, to the extent it is
then appropriate, the Developer, at its option, may also terminate its duties, obligation and
liability under all or any related documents and agreements provided, however, that the
cancellation or termination of this Agreement shall have no effect on perpetual easements

contained in any recorded document to the extent permitted by said court order.
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15.2 Notices. All notices, certificates, approvals, consents or other communications desired or
required to be given hereunder shall be given in writing at the addresses set forth below, by any
of the following means: (a) personal service, (b) electronic communications, whether by
electronic mail, telex, telegram or telecopy, if followed up with an overnight delivery of same (c)
overnight courier, or (d) registered or certified first class mail, postage prepaid, return receipt
requested.
If to Village: Village of Downers Grove

850 Curtiss Street

Downers Grove, IL 60515

Attn: Village Manager

Telephone: 630-434-5500

Facsimile: 630-434-5571

dfieldman(@downers.us

With a copy to: Village of Downers Grove
850 Curtiss Street
Downers Grove, Illinois 60515
Attention: Enza Petrarca, Village Attorney
Telephone: (630) 434-5541
Fax: (630) 434-5493

epetrarca@downers.us

If to Developer: STELLCO 4300 COMMERCE LLC
c/o Anthony J. Stella

Stellco Properties
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24W500 Maple Ave., Suite 211

Naperville, Illinois 60540

Telephone: (630) 778-9400

Fax: (630) 778-7996

astella@stellcoproperties.com
With copy to: Mark W. Daniel

DANIEL LAW OFFICE, P.C.

17W733 Butterfield Road, Suite F

Oakbrook Terrace, Illinois 60181

Telephone: (630) 833-3311

Fax: (630) 833-3511

mark{@thedaniellawoffice.com

To be effective, email shall be sent to all notice recipients for all parties simultaneously. The
Parties, by notice hereunder, may designate any further or different addresses to which
subsequent notices, certificates, approvals, consents or other communications shall be sent. Any
notice, demand or request sent pursuant to either clause (a) or (b) hereof shall be deemed
received upon such personal service or upon dispatch by electronic means. Any notice, demand
or request sent pursuant to clause (c) shall be deemed received on the day immediately following
deposit with the overnight courier, and any notices, demands or requests sent pursuant to clause
(d) shall be deemed received forty-eight (48) hours following deposit in the mail.

15.3 Time of the Essence. Time is of the essence of this Agreement.
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15.4 Integration. Except as otherwise expressly provided herein, this Agreement supersedes
all prior agreements, negotiations and discussions relative to the subject matter hereof and is a
full integration of the agreement of the Parties.

15.5 Counterparts. This Agreement may be executed in several counterparts, each of which
shall be an original and all of which shall constitute but one and the same Agreement.

15.6 Recordation of Agreement. The Village shall record this Agreement with the DuPage
County Recorder’s Office.

15.7 Severability. It is hereby expressed to be the intent of the parties to this Agreement that
should any provision, covenant, agreement, or portion of this Agreement or its application to any
Person or property be held invalid by a court of competent jurisdiction, the remaining provisions
of this Agreement and the validity, enforceability, and application to any Person or property shall
not be impaired thereby, but the remaining provisions shall be interpreted, applied, and enforced
so as to achieve, as near as may be, the purpose and intent of this Agreement to the greatest
extent permitted by applicable law.

15.8 Choice of Law and Venue . This Agreement shall be governed by and construed in

accordance with the laws of the State of Illinois. Venue for a dispute concerning this Agreement
shall be in the Eighteenth Judicial Circuit Court for DuPage County.

15.9 Entire Contract and Amendments. This Agreement (together with the exhibits attached
hereto) is the entire contract between the Village and Developer relating to the subject matter
hereof, supersedes all prior and contemporaneous negotiations, understandings and agreements,
written or oral, between the Village and Developer, and may not be modified or amended except
by a written instrument executed by the Parties hereto. Among other writings, a zoning approval

granted by the Village qualifies as a written instrument.
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15.10 Third Parties. Nothing in this Agreement, whether expressed or implied, is intended to
confer any rights or remedies under or by reason of this Agreement on any other persons other
than the Village and Developer, nor is anything in this Agreement intended to relieve or
discharge the obligation or liability of any third persons to either the Village or Developer, nor
shall any provision give any third parties any rights of subrogation or action over or against
either the Village or Developer. This Agreement is not intended to and does not create any third
party beneficiary rights whatsoever.

15.11 Waiver. Any party to this Agreement may elect to waive any right or remedy it may
enjoy hereunder, provided that no such waiver shall be deemed to exist unless such waiver is in
writing. No such waiver shall obligate the waiver of any other right or remedy hereunder, or shall
be deemed to constitute a waiver of other rights and remedies provided pursuant to this
Agreement.

15.12 Cooperation and Further Assurances. The Village and Developer each covenants and

agrees that each will do, execute, acknowledge and deliver or cause to be done, executed and
delivered, such agreements, instruments, easements if necessary, and documents supplemental
hereto and such further acts, instruments, pledges and transfers as may be reasonably required for
the better clarifying, assuring, mortgaging, conveying, transferring, pledging, assigning and
confirming unto the Village or Developer or other appropriate persons all and singular the rights,
property and revenues covenanted, agreed, conveyed, assigned, transferred and pledged under or
in respect of this Agreement.

15.13 Successors in Interest. This Agreement shall be binding upon and inure to the benefit of

the Parties hereto and their respective authotized successors and assigns; provided, however, that

Developer may not assign the Project or Developer’s rights under this Agreement in violation of
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Sections 7.8 or Section 7.9. Notwithstanding anything herein to the contrary, the Village may not
delegate its obligation hereunder or transfer any interest in the Property without the express
written approval of Developer.

15.14 No Joint Venture, Agency or Partnership Created. Nothing in this Agreement, or any

actions of the Parties to this Agreement, shall be construed by the Parties or any third person to
create the relationship of a partnership, agency or joint venture between or among such parties.

15.15 No Personal Liability of Officials of Village or Developer. No covenant or agreement

contained in this Agreement shall be deemed to be the covenant or agreement of the Mayor,
Village Council member, Village Manager, any official, officer, partner, member, director, agent,
employee or attorney of the Village or Developer, in his or her individual capacity, and no
official, officer, partner, member, director, agent, employee or attorney of the Village or
Developer shall be liable personally under this Agreement or be subject to any personal liability
or accountability by reason of or in connection with or arising out of the execution, delivery and
performance of this Agreement, or any failure in that connection.

15.16 Repealer. To the extent that any ordinance, resolution, rule, order or provision of the
Village’s code of ordinances, or any part thereof, is in conflict with the provisions of this
Agreement, the provisions of this Agreement shall be controlling, to the extent lawful.

15.17 Term. This Agreement shall remain in full force and effect through and until the end of
December 31% of the twenty-third (23rd) anniversary year of the adoption of the Meadowbrook
TIF District, April 8, 2025, unless the Redevelopment Plan with respect to the Project is
extended or until termination of the Meadowbrook Redevelopment Project Area or until

otherwise terminated pursuant to the terms of this Agreement.
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15.18 Estoppel Certificates. Each of the parties hereto agrees to provide the other, upon not

less than ten (10) business days prior request, a certificate (“Estoppel Certificate™) certifying that
this Agreement is in full force and effect (unless such is not the case, in which such parties shall
specify the basis for such claim), that the requesting party is not in default of any term, provision
or condition of this Agreement beyond any applicable notice and cure provision (or specifying
each such claimed default) and certifying such other matters reasonably requested by the
requesting party.

15.19 Municipal Limitations. All municipal commitments are limited to the extent required by

law.

15.20 Rights Cumulative. Unless expressly provided to the contrary in this Agreement, each
and every one of the rights, remedies, and benefits provided by this Agreement shall be
cumulative and shall not be exclusive of any other rights, remedies, and benefits allowed by law.

15.21 Exhibits. EXHIBITS A through EXHIBIT F attached to this Agreement are, by this

reference, incorporated in, and made a part of this Agreement. In the event of a conflict between
an exhibit and the text of this Agreement, the text of this Agreement shall control.

15.22 Interpretation. This Agreement shall be construed without regard to the identity of the
party who drafted the various provisions of this Agreement. Moreover, each and every provision
of this Agreement shall be construed as though all parties to this Agreement participated equally
in the drafting of this Agreement. As a result of the foregoing, any rule or construction that a
document is to be construed against the drafting party shall not be applicable to this Agreement.

ARTICLE SIXTEEN

EFFECTIVENESS
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The Effective Date for this Agreement shall be the day on which this Agreement is fully
executed pursuant to a duly enacted Village ordinance authorizing the execution and adoption of
this Agreement. Developer shall execute this Agreement prior to Village Council authorization of
execution of this Agreement.

IN WITNESS WHEREOQF, the parties hereto have caused this Agreement to be executed on or
as of the day and year first above written.

VILLA F DOWNERS GROVE, an Illinois municipal corporation

By: May b

Dated: L{ /S/ ’Q\D &(

By: Village Cleric_-/

Dated: q*@ i ,90 }S/

(e —

By: Anthony J. Syé'l]a, Its Manager
Dated: IZ’QZL#

68



LIST OF EXHIBITS
LEGAL DESCRIPTION FOR PROPERTY
PROJECT DEVELOPMENT PLANS
FORM OF REDEVELOPMENT NOTE
FORM OF REQUISITION
PERMITTED USE LIST AS OF EFFECTIVE DATE

ORDINANCES APPROVING DEVELOPMENT
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EXHIBIT A
LEGAL DESCRIPTION

LOTS 1,2 AND 3 IN MEADOWBROOK SUBDIVISION, BEING A SUBDIVISION OF
THAT PART OF THE NORTHEAST 1/4 OF SECTION 24, TOWNSHIP 38 NORTH, RANGE
10, EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF
RECORDED FEBRUARY 1, 1973 AS DOCUMENT NUMBER R73-05824 AND
CERTIFICATES OF CORRECTION RECORDED AS DOCUMENTS R76-58800 AND R76-
58801, IN DUPAGE COUNTY, ILLINOIS

ALSO

LOT 5 AND THE SOUTH 15.00 FEET OF LOT 4 IN VALLEY CREEK PARK ESTATES
UNIT 1, BEING A SUBDIVISION IN THE NORTHEAST 1/4 OF SECTION 24, TOWNSHIP
38 NORTH, RANGE 10, EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO
THE PLAT THEREOF RECORDED DECEMBER 30, 1957 AS DOCUMENT 866856 AND
THE CERTIFICATE OF CORRECTION RECORDED SEPTEMBER 16, 1958 AS
DOCUMENT 894780

ALSO

THOSE PARTS OF THE EXISTING ADJOINING PUBLIC RIGHT OF WAYS, ALL OF THE
ABOVE DESCRIBED AS FOLLOWS: BEGINNING AT THE SOUTHEAST CORNER OF
SAID LOT 5; THENCE SOUTH 89 DEGREES 35 MINUTES 00 SECONDS WEST
(ASSUMED) 250.00 FEET ALONG THE SOUTH LINE OF SAID LOT; THENCE NORTH 54
DEGREES 55 MINUTES 37 SECONDS WEST 275.59 FEET ALONG THE WESTERLY LINE
THEREOF; THENCE NORTH 00 DEGREES 32 MINUTES 00 SECONDS WEST 40.00 FEET
TO THE NORTHWEST CORNER OF SAID LOT 5, BEING ALSO THE SOUTHEAST
CORNER OF SAID LOT 3; THENCE SOUTH 89 DEGREES 35 MINUTES 00 SECONDS
WEST TO THE WEST RIGHT OF WAY LINE OF BELMONT ROAD EXTENDED SOUTH
TO ITS INTERSECTION WITH THE SOUTH RIGHT OF WAY LINE OF SAID ROAD;
THENCE NORTH ALONG SAID WEST RIGHT OF WAY LINE TO ITS INTERSECTION
WITH THE SOUTH LINE OF LOT 4 IN SAID MEADOWBROOK SUBDIVISION
EXTENDED WEST; THENCE EAST ALONG SAID SOUTH LINE TO THE SOUTHEAST
CORNER OF SAID LOT; THENCE NORTH ALONG THE EAST LINE OF SAID LOT,
EXTENDED NORTH TO THE NORTH RIGHT OF WAY LINE OF WEST 63RD STREET;
THENCE EAST ALONG SAID NORTH RIGHT OF WAY LINE TO ITS INTERSECTION
WITH THE EAST RIGHT OF WAY LINE OF WOODWARD AVENUE EXTENDED NORTH;
THENCE SOUTH ALONG SAID EAST RIGHT OF WAY LINE TO ITS INTERSECTION
WITH THE SOUTH LINE OF SAID LOT 5 EXTENDED EAST; THENCE WEST ALONG
SAID SOUTH LINE TO SAID POINT OF BEGINNING.

EXCEPT THAT PART OF SAID LOT 5 AND THE SOUTH 15.00 FEET OF LOT 4

DESCRIBED AS FOLLOWS: COMMENCING AT THE SOUTHEAST CORNER OF SAID
LOT 5; THENCE NORTH ON THE EAST LINE OF SAID LOT 5 HAVING A BEARING OF
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NORTH 0 DEGREES 00 MINUTES 00 SECONDS EAST A DISTANCE OF 28.64 FEET;
THENCE SOUTH 89 DEGREES 35 MINUTES 00 SECONDS WEST A DISTANCE OF 164.71
FEET; THENCE NORTH 14 DEGREES 25 MINUTES 50 SECONDS WEST A DISTANCE OF
62.17 FEET TO THE POINT OF BEGINNING; THENCE CONTINUING NORTH 14
DEGREES 25 MINUTES 50 SECONDS NORTH WEST A DISTANCE OF 75.55 FEET;
THENCE NORTH 17 DEGREES 23 MINUTES 30 SECONDS WEST A DISTANCE OF 55.13
FEET TO A POINT ON THE NORTH LINE OF THE SOUTH 15.00 FEET OF SAID LOT 4;
THENCE WEST ON THE NORTH LINE OF THE SOUTH 15.00 FEET OF SAID LOT 4
HAVING A BEARING OF SOUTH 89 DEGREES 35 MINUTES 00 SECONDS WEST A
DISTANCE OF 110.38 FEET; THENCE SOUTH 0 DEGREES 25 MINUTES 00 SECONDS
EAST, A DISTANCE OF 91.17 FEET; THENCE SOUTH 69 DEGREES 35 MINUTES 46
SECONDS EAST A DISTANCE OF 119.89 FEET; THENCE NORTH 41 DEGREES 08
MINUTES 30 SECONDS EAST A DISTANCE OF 10.20 FEET; THENCE NORTH 89
DEGREES 20 MINUTES 06 SECONDS EAST, A DISTANCE OF 25.95 FEET TO THE POINT
OF BEGINNING, IN DUPAGE COUNTY, ILLINOIS.

NOTE: To the extent work occurs within adjacent rights of way, the work in adjacent rights of

way shall be deemed part of the Project.
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EXHIBIT B

PROJECT DEVELOPMENT PLANS
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U0 ENGINEERING, INC.

THE FOLLOWING ARE THE LEGAL DESCRIPTIONS FOR PUD #8, PUD #1 AND PROPOSED PUD
#70.

THE DESCRIPTION OF PUD #8 DOES NOT INCLUDE THE SOUTH HALF OF THE RIGHT OF WAY FOR
63"° STREET, AS DESCRIBED IN ORDINANCE 1626, BUT DOES INCLUDE THE EAST HALF OF THE

RIGHT OF WAY OF BELMONT AVENUE.

THE DESCRIPTION OF PUD #1 DOES NOT INCLUDE THE RIGHT OF WAY FOR 63"° STREET AND
WOODWARD AVENUE AS, DESCRIBED IN ORDINANCE 1354.

THE DESCRIPTION OF THE PROPOSED PUD #70 DOES NOT INCLUDE ANY RIGHT OF WAYS.

PUD #8

THAT PART OF MEADOWBROOK SUBDIVISION (EXCEPT LOT 4) BEING A SUBDIVISION OF PART OF
THE NORTHEAST QUARTER (1/4) OF SECTION 24 TOWNSHIP 38 RANGE 10 EAST OF THE THIRD
PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED AS DOCUMENT NUMBER
R73-5824, LYING EAST OF THE CENTER LINE OF BELMONT AVENUE AND LYING WEST OF THE
WEST LINE OF VALLEY CREEK PARK ESTATES UNIT 1 SUBDIVISION BEING A SUBDIVISION IN THE
NORTHEAST QUARTER (1/4) OF SECTION 24, TOWNSHIP 38, RANGE 10, EAST OF THE THIRD
PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED AS DOCUMENT NUMBER

866856, ALL IN DUPAGE COUNTY, ILLINOIS.

PUD #70

THAT PART OF MEADOWBROOK SUBDIVISION (EXCEPT LOT 4), BEING A SUBDIVISION OF PART OF
THE NORTHEAST QUARTER (1/4) OF SECTION 24, TOWNSHIP 38, RANGE 10, EAST OF THE THIRD
PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED AS DOCUMENT NUMBER
R73-5824, LYING EAST OF THE EAST LINE OF BELMONT AVENUE AND MEADOWBROOK
ASSESSMENT PLAT, BEING PART OF THE NORTHEAST QUARTER (1/4) OF SECTION 24, TOWNSHIP
38, RANGE 10, EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF
RECORDED AS DOCUMENT NUMBER R92-075488, ALL IN DUPAGE COUNTY, ILLINOIS.

PUD #1

LOTS 1,2,3 AND LOT 4 (EXCEPT THE SOUTH 15.00 FEET), IN VALLEY CREEK PARK ESTATES UNIT 1
SUBDIVISION, BEING A SUBDIVISION IN THE NORTHEAST QUARTER (1/4) OF SECTION 24,
TOWNSHIP 38, RANGE 10, EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT
THEREOF RECORDED AS DOCUMENT NUMBER 866856, ALL IN DUPAGE COUNTY, ILLINOIS.
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Piglet Fountain Grass Shenandoah Switch Red Grass
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Royal Raindrop Crabapple Frontier Elm
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Japanese Tree Lilac (Flowers in Spring) Autumn Brillance Serviceberry (Flowers in Spring)
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Ground Hog Chokeberry (Spring Flowers) Quick Fire Hydrangea (Summer bloom)



ORD 2025-10662 Page 97 of 369
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EXHIBIT C
FORM OF NOTES

THIS OBLIGATION IS A LIMITED OBLIGATION OF THE VILLAGE AND MAY
CONTAIN RISKS TO THE HOLDER. ANY PURCHASER, ASSIGNEE OR
SUCCESSOR SHOULD CONSULT WITH SECURITIES COUNSEL AND CONDUCT
DUE DILIGENCE PRIOR TO ACCEPTING THIS REDEVELOPMENT NOTE. ANY
POTENTIAL PURCHASER SHOULD READ THIS ENTIRE REDEVELOPMENT
NOTE AND UNDERSTAND ITS TERMS PRIOR TO ACCEPTING THIS
REDEVELOPMENT NOTE.

VILLAGE OF DOWNERS GROVE, DUPAGE COUNTY, ILLINOIS
LIMITED OBLIGATION REDEVELOPMENT NOTE
(Meadowbrook Redevelopment Project Area located generally at southwest corner of
6379/Woodward)

PHASE __

S[INSERT AMOUNT OF NOTE] Downers Grove, Illinois
For value received, the VILLAGE OF DOWNERS GROVE, DuPage County, Illinois

(the “Village™), an Illinois municipal corporation and home rule unit of local government

existing under the Constitution and laws of the State of Illinois, promises to pay to the order of

STELLCO 4300 COMMERCE LLC, or its successors and assigns (the “Payee”), the maximum

principal sum of [SPELL OUT SUM] and __ /100ths Dollars (SNUMERIC SUM), subject to the

terms and conditions set forth herein.

1. Authority. This Redevelopment Note is issued pursuant to the exercise of the Village’s
power and authority as a home rule municipality and pursuant to the Tax Increment
Allocation Act of the State of Illinois (65 ILCS 5/11-74.4-1 et seq.), as amended (the
“Act”), and pursuant to Village Ordinances No. 6112 adopted on April 8, 2025,

Ordinance No. 6113 adopted on April 8, 2025, and Ordinance No. 6114, adopted on

April 8, 2025 (collectively, the “Authorizing Ordinances™). It is expressly
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understood that the Village agrees to pay for Redevelopment Project Costs out of the
Meadowbrook Redevelopment Project Area Special Tax Allocation Fund received by the
Village pursuant to the Authorizing Ordinances, the Village is issuing this Redevelopment
Note for the purpose of paying for various eligible Redevelopment Project Costs in
accordance with the Act and with the Redevelopment Agreement dated April 8, 2025,
between the Village and Payee (the “Redevelopment Agreement”). The Village agrees to
diligently defend (but not indemnify), at Payee’s sole cost and expense, with the full co-
operation of Payee, any court action instituted by any party that challenges the
Authorizing Ordinances or this Redevelopment Note. All terms used, but not defined,
herein shall have the same meanings respectively given to them in the Authorizing
Ordinances or (if not defined therein) in the Redevelopment Agreement.

Security. This Redevelopment Note is a limited obligation of the Village and is not
secured by the Village’s full faith and credit. This Redevelopment Note is secured only
by the Meadowbrook Redevelopment Project Area Special Tax Allocation Fund
comprised of Incremental Property Taxes (being the ad valorem taxes, if any, arising from
the taxes levied upon the Property, which taxes are attributable to the increases in the
then-current equalized assessed valuation (“EAV”) of the Property, over and above the
initial EAV) of the Property, all as determined by the DuPage County Clerk pursuant to,
and in accordance with, the Act, the Authorizing Ordinances and the Redevelopment
Agreement). The Incremental Property Taxes received by the Village from the
development of the Property, as more specifically defined in the Authorizing Ordinances,
are referred to herein as the “Limited Pledged Taxes”. The Limited Pledged Taxes of the

Property shall be the sole security and source of repayment for this Redevelopment Note.
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Deposits of Limited Pledged Taxes into special allocation funds to pay this

Redevelopment Note shall not be subject to any additional appropriation process of the

Village, and the amounts deposited therein shall be disbursed in accordance with this

Redevelopment Note, the Redevelopment Agreement and the Authorizing Ordinances, all

without further action by the Village.

Terms. The terms of this Redevelopment Note shall be:

a)

b)

Principal. The principal amount of this Redevelopment Note shall be $[INSERT
sum to be determined under RDA]). The Village has made its determination of
the principal amount of this Redevelopment Note in accordance with the
Redevelopment Agreement and it has executed this Redevelopment Note fixing
and defining such principal amount.

Term. The term of this Redevelopment Note shall expire on that date which is
twenty (20) years from the date of issuance of this Redevelopment Note, but not
earlier than the date on which the final payment of any principal is made so long
as the Payee is not in default of its Redevelopment Agreement with the Village. In
the event that the Limited Pledged Taxes are insufficient to repay the entire
principal amount and interest of this Redevelopment Note before the end of the
Term, then the balance of any unpaid principal and interest shall not be paid.
Notwithstanding the foregoing, no payment under this Redevelopment Note is

required following the expiration of the term of the Redevelopment Agreement.

Payment. All payments hereunder shall be made in lawful currency of the United States,

without setoff or demand, and mailed to the address of the Payee as set forth in the
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Redevelopment Agreement, or such other address of which Payee shall notify the Village
in writing from time to time or via electronic transmittal.

Reimbursement for TIF Eligible Expenses. The Village shall pay out of the

Meadowbrook Redevelopment Project Area Special Tax Allocation Fund received by the
Village from the Property an amount equal to one hundred percent (100%), of the
incremental property taxes arising from the taxes attributable to the increases in the then-
current equalized assessed valuation (EAV) of the Property, over and above the initial
EAV. It is understood by the Village and Payee that up to four (4) separate
Redevelopment Notes may be issued in connection with the Redevelopment Project
Costs. The total amount of principal for the four (4) notes shall not exceed Four Million
Eight Hundred Thousand and NO/100ths dollars ($4,800,000.00) for Redevelopment
Project Costs pursuant to the terms of the Redevelopment Agreement for Redevelopment
Project. The holder of this Redevelopment note is directed to Article Five of the
Redevelopment Agreement, particularly Sections 5.2 and 5.5, which governs rights in
relation to this Redevelopment Note. Payments from the Meadowbrook Redevelopment
Project Area Special Tax Allocation Fund shall be made at parity among all issued
Redevelopment Notes according to the percentage of total outstanding principal on the
issued Redevelopment Notes that is represented by each Redevelopment Note.

Interest. Simple interest shall accrue on the unpaid balance of this Redevelopment Note
from the date the Village issues this Redevelopment Note until repaid at a rate of eight
percent (8%). Interest shall be computed on the basis of a 360 day year. The Limited
Pledged Taxes shall first go to pay annual interest on the note. If the Limited Pledged

Taxes exceed annual interest on this Redevelopment Note, additional Limited Pledged
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Taxes shall be applied to principal on this Redevelopment Note. If the Limited Pledged
Taxes are less than annual interest on this Redevelopment Note, there shall be an annual
interest shortfall that is not recoverable by the Developer and the Redevelopment Note
principal amount shall remain unchanged from the prior year end. Payments on this
Redevelopment Note shall be made by the last business day of each December beginning
in the year immediately following the year in which this Redevelopment Note was issued.

Restriction of Transfer. This Redevelopment Note has been issued pursuant to the

Authorizing Ordinances, the Act and the Redevelopment Agreement. The Payee shall not
pledge, assign, sell or otherwise transfer this Redevelopment Note without first giving the
Village at least thirty (30) days’ prior written notice of the intended transfer. Said notice
shall contain the name, address and agent of the intended transferee, and the
consideration being received therefore by transferor. Said notice shall also contain a
statement that the transfer will not violate any applicable federal or state laws or the
Redevelopment Agreement between the Payee and the Village. The Village shall reflect
in its records the identity and payment and contact information of any trustee or payment
agent identified in a notice of transfer. The provisions of this Paragraph 7 shall be binding
on Payee and all of its successors and assigns.

Payee Waivers of Rights. Payee, for itself and for its successors and assigns, hereby

acknowledges that Payee has received this Redevelopment Note with no representations
or warranties from the Village regarding the Development, the Meadowbrook
Redevelopment Project Area, the projected amount of the Limited Pledged Taxes, the
likelihood of payment of this Redevelopment Note, or any other matter regarding the

likelihood of payment of this Redevelopment Note. The Village has made no attempt to
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disclose any risks or potential risks which may be associated with this Redevelopment
Note, and Payee, upon acceptance of this Redevelopment Note and in additional
consideration thereof, hereby waives any rights to any disclosures, representations or
warranties to which a buyer of securities would typically be entitled as to the likelihood
of repayment. Payee hereby represents to the Village that Payee is sophisticated in
matters of real estate development, and that Payee has conducted its own due diligence
investigation of the risks associated with this Redevelopment Note. Payee, for itself and
for its successors and assigns, further acknowledges that upon acceptance of this
Redevelopment Note, Payee shall be estopped from raising any claims or challenges to
the validity of this Redevelopment Note, the validity of the formation of the
Meadowbrook Redevelopment Project Area in which the development is located, and any
other actions taken by the Village or its agents in relation to the development of the
Property. Payee and each assignee and successor has fully read this entire Redevelopment
Note as well as the Redevelopment Agreement and understands all of the terms and
conditions contained in these documents.

Non-Recourse Provision. This Redevelopment Note and the obligation to pay the

principal and interest hereunder are limited obligations of the Village and are payable
solely from the Limited Pledged Taxes generated from the Property made available under
the Authorizing Ordinances. This Redevelopment Note and the obligation to pay
principal and interest hereunder do not constitute an indebtedness of the Village within
the meaning of any constitutional or statutory provision, and shall not constitute or give
rise to a pecuniary liability of the Village or charge against its general credit or taxing

power.
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10.

11.

12,

1

14.

Default. Any failure of either party to comply with the terms of this Redevelopment Note
within thirty (30) days after receipt of written notice from the other party specifying the
nature and extent of the default, shall constitute an event of default hereunder, and shall
entitle the non-defaulting party to all rights and remedies available at law or in equity
under applicable law.

Notices. All notices hereunder shall be in writing, and shall be properly given if delivered
in person or by a nationally-recognized “overnight” courier service, with charges prepaid,
and sent to the following addresses (or such other address as a party may, by proper
notice, give to the other from time to time): if to the Village, c/o Village Manager, 850
Curtiss Street, Downers Grove, Illinois, 60515; if to Payee, STELLCO 4300
COMMERCE LLC, c/o Anthony J. Stella, Stellco Properties, 24W500 Maple Ave., Suite
211, Naperville, Illinois 60540 Telephone: (630) 778-9400. Notices shall be deemed
given upon delivery if personally delivered or (if given by courier) one business day after
being deposited with such courier.

Legal Fees and Costs. In any proceeding instituted to collect any unpaid amounts due

under this Redevelopment Note, or to enforce any term of this Redevelopment Note.
Each side shall bear its own attorneys’ fees, costs and other expenses of litigation.

No Waiver. No waiver on the part of Payee in exercising any right or option to demand
payment hereunder shall operate as a waiver thereof or preclude the exercise thereof at
any time during the continuance of an event of default.

Governing Law. This Redevelopment Note shall be governed by and construed by the

laws of the State of Illinois.
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15.  Waivers. The Village hereby waives demand, presentment for payment, notice of
dishonor and protest.

16.  Representation of the Village. The Village hereby represents and declares that all acts,

conditions and things necessary to happen, exist and be performed as conditions
precedent to the valid execution and delivery of this Redevelopment Note have occurred
as required by law, and that the issuance of this Redevelopment Note does not exceed or
violate any constitutional or statutory limitation.
IN WITNESS WHEREQOF, the Village has caused this Redevelopment Note to be executed in its
name and on its behalf by the signature of its Mayor, and its corporate seal to be affixed hereto

and attested to by the Village Clerk.

VILLAGE OF DOWNERS GROVE

By:

Mayor

ATTEST:

Village Clerk
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EXHIBIT D
STATES OF ILLINOIS )

) SS.
COUNTY OF DUPAGE )

REQUISITION

Meadowbrook Redevelopment Project Area

Date: Project Phase:

Upon oath, , Developer

STELLCO 4300 COMMERCE LLC states that it has substantially completed the above-

referenced Phase as of , . Developer attaches hereto

all receipts, paid bills, suppliers’ statements, affidavits, lien waivers and sworn statements
pursuant to Sections 5.2 and 5.3 of the Redevelopment Agreement. The VILLAGE OF

DOWNERS GROVE acknowledges this Requisition below.

Developer submits that the Total Project Costs for the above-referenced Phase

were $ , itemized as follows:

Material/Service Provider Tasks Amount

Developer submits that the bold, italicized items listed above reflect Redevelopment
Project Cost which aggregate to the sum of $ . The maximum value of the

Redevelopment Note for the above-referenced phase is $ . The Development
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Note Excess Reimbursable Cost for the above-referenced Phase available to and from

Phase A under Section 5.2(b) is $

Developer has not submitted with this Requisition those classes of supporting
documentation or the itemized documentation itemized in the attached Appendix to this
Requisition which states the reason for not submitting the supporting documentation.
Developer acknowledges the requirements and limitations (timing included) imposed by
Section 5.3 and represents that its signature on each page of the Appendix indicates
that the statements contained in the Appendix are true and correct to the best of its

knowledge.

STELLCO 4300 COMMERCE LLC

By Anthony J. Stella, Its Manager

State of lllinois )
) SS.
County of DuPage )

This instrument was acknowledged before me on 202__ by Anthony
J. Stella, Manager of STELLCO 4300 COMMERCE LLC, an lllinois limited liability
company, on behalf of the company.

Notary Public in and for the State of Illinois

My commission expires
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Acting in his/her authorized capacity of Village Manager, the undersigned
, for and on behalf of the Village of Downers Grove,
acknowledges the statements contained in the Requisition for the above-referenced
Phase. The Village of Downers Grove has reviewed the Requisition, including its
attachments and confirmed their accuracy upon review of the supporting materials. The

Total Project Costs for the above-referenced Phase are $ . The Redevelopment
Project Costs for the above-referenced Phase are $ . The Excess
Reimbursable Cost from the above-referenced Phase is $ . The Development

Note for Phase __ shall issue in the amount of $

VILLAGE OF DOWNERS GROVE

By: , Village Manager

State of lllinois )
) SS.
County of DuPage )

This instrument was acknowledged before me on 202__ by, David
Fieldman, Village Manager of the VILLAGE OF DOWNERS GROVE, an lllinois
municipality, on behalf of the municipality.

Notary Public in and for the State of lllinois

My commission expires
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TABLE OF REQUISITION RECORDS
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EXHIBIT E

Permitted Use List as of Effective Date

Table 5-1: Allowed Uses
Subeategory Ra Rz Re3 Reg R SA /R6 B3 Bz B3 DC DB DT
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Houschold Living
Betachod howse P P P P
Attached house - .
Two-unit house -~ =
Apartmenticondo ) - =
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Personal improvement service
General personal improvement services St e = =T T (T
Health and fitness services |
Studio or instruct:onal services cfxl =) «]s=
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Massage therapy S =l =lS ===
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SE CATEGORY R g _ Bk
Subcategory R R2 R3 Ry Rs o R6Ba Ba B3 DC DB DT OR "
Specific use (See Sec. 18.05.020) e

L 7y INP- o Supplemental
M- M-z T INP-2 Ragulations

P < use permitted a5 of right | § = special use approval required | - = not allowed

Building supplies and equipment - == - P PS[i2) P - = - -
Self-service Storage Facility o i [T ] ] o | o pom o T 77 - = =1 =135 8§ - ~  Set, 2806130
Trade Schaol - e || = w R R P s 5 - 5 5 8 5 - =
Vehicle Sales and Service
Commercial vehicle repair and maintenance =l ==l =] = =3 mlimd o= S . - - - 5 P - = -
Commercial vehicle sales and rentals a P e | ] =] = & fom | o= 5 - - - - s 5 - - =
Fueling station - lmw alw = w = =8 s - - S H - - Sec. 28.06.040
Personal vehicle repair and mamtenance - = == = - - - 50 S - - S § - - - Sec. 28.06.100
Parsonat vehicle sales and rentals - = = = = = - =814 S - - = Bl =), = =
Vehicle body and paint finishing shop - e e A i - i R =
Autamaobile dealership off-site vehicle starage © . 5 Sec. 28.06.150

[(WHOLESALE, DISTRIBUTION & STORAGE
Equipment and Materials Storage, Qutdaor R
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g P T e ml=fel=] =] % |=1 = 1% 3 s 122l s PP -
Warehouse P T S [ R A - - - - sp6) P P P - =
Wholesale Sales and Distribution |l a | == == =, =P P - - - PPl - .
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Artisan Indystrial - | == =l=l=l=1=1® - S[hwo)S(8) - P PPl - -
Limited Industrial ! [ [ - = == = P - [ A [ - S S Y =
General Industrial I e T T I I . - P I AR -
Intensive Industrial B I e o e . - w | = -] = L& | = -
Junk or Salvage Yard LlalelE@ (==l al=| = = z = Shss | = =[=] = -
T el P oo e ol R A A R R e BT T R e R SR T e S Ry
Racyclable Material Drop-off Facility -|l-=-/=- = = - 85 8 § - IR E B - Sec.2806.a10
Recyclable Material Processing R e I e e . - - e ] = jim ] e -

Animal Agriculture (except as allowed under Chapter § of the ~fte=lelalclabelei -1 = 3 = iz | = b= o= ] & -

Dawners Grave Municipal Cade)

Crop Agriculture PP PIFP P P P -|= = - - - - - - -

Community Garden PP P,P/P P PIP P P P P P P P P P P P
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Drive-in or Drive-through Facifity | | | 1 LS 5 S[as) s[21) S[g] - Sec. 28.07.130

Medical Canaabis Cultivation Center o B Tl ol et D) B Bl - - - - - 5 |8 = - Sec. 28.05.100
dicat C; bis Dispensing Organization 2 EE) B ES R e - - = - § § - - Sec. 2R.05.100

Adult Use C is Busi o] I (S 3 ! R I I - . e (] = 58] - - _SecaBosian

Adult Use Cannabis Craft Grower I I A e e - - - . - - s 5 Sec. 38.05.100

Adult Use Cannabis Cultivation Center S5 I A R R B R - . - - - - 1818 - _Sec.3805100

USE CATEGORY. : o
Subcategary R R-2 R-3 R-4 R-5 = R-6B1 Bz B3

5 el -
o8 or oR % Mama™P ea SpPPEmen

Specifiv use (See Sec. 28.05.020) i i : 4 Regulations
P = use permitted as of right | S = special use appeoval required | - = not
allowed
Adult Use Cannabis Dispensing Organization Tl leleloieol= =] . % 7 | TS5 8§ - - _SecaBosioo
Adult Use Cannabis Infuser Organization or Infuser 2 R EIEER RS Bl R - = | = ]= s 8 - - _Sec.28.05.100
Adult Use Cannabis Processing Organization or Processor ol B M S B ) M S - . . . - - 8%y - Sec 2806100
Adult Use Cannabis Transporting Organization or Transporter - = | - -« - | - - -] - . s i Vg /8| B = - _Sec.3Bo5100
A. Specific Limitations
(1] Requires minimum lot area of 40 acres. Maxi 25% building gl
{21 Requires minimum lot area of 10 acres.
{31 Requires minimum lot area of 25 acres. Maxi 25% buitding Ql

[4] Must be within 150 feet of a B district.

(5] Requires special use approval if above one dwelling unit per 4,000 square feet of lot area.

[6] Special Use only if use was in existence on or prior to June 7, 2008.

{71 Requires mini ling capacity of 125 p

[8] Permitled as of right up to 3,000 sq. ft. (gross floor area): larger requires special use approval.

5] Must be in a completely enclosed building.

[10] Maximum 10,000 sq. ft. {gross floor area).

{11) Permitled only if ancillary to the following principal uses: sporting goeds sleres, uniform supply stores and public safely
equipment stores.

f12) Consignment stores and martial arls studios permitted as of right up to 3,000 square feet (gross floor area); larger
requires special use approval. Other uses permitted as of right up to 15,000 sq. (¢, (gross flcor area); larger requires
special use approval.

{23] Barber shops, beauty shops and salons only; must be on ground floor and may not exceed 2.500 square feet ficorarea.

[14] Art galleries and studios only; must be on ground floor and may not exceed 2,500 square feet floor area.

{15} Drive through banks only.

[16] See Section 28.06.180.

[17] Located on 2™ fioor or above.

[28] Maximum ficor area is 2,500 square feet unless localed atong Main Street where there is no floor arealimitation.

{1g] Use must include on  site retail sales.

{20] Requires minimum lot area of 1acre.

{21} Drive through banks and medical facilities only.

{Ord. No. 5868 6/8/21; Ord. No. 5832 12/8/20; Ord. No. 5828 10/20/20; Ord. No., 5804 12/17/19; Ord. No. 5708, 7/10/18: Ord. No.
5571, § 1, 11/22/161 Ord. No. 5463, § 1, 6/2/15)
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ORD 2025-10660

PUD #1 - Amendment
24-PCE-0012

ORDINANCE NO. 6106

AN ORDINANCE APPROVING AN
AMENDMENT TO PLANNED UNIT DEVELOPMENT #1

WHEREAS, on September 16, 1968, the Village Council adopted Ordinance No. 1354, and
amendments thereto, designating certain property as a planned development known as Planned Unit
Development #1 (PUD #1); and,

WHEREAS, an Owner of propetty located in PUD #1 has filed a written petition with the Village
conforming to the requirements of the Zoning Ordinance and requesting an amendment to Planned Unit
Development #1 to amend the legal description of the property to allow for the creation of a separate
planned unit development and to allow for redevelopment of the separated area; and,

WHEREAS, such request was referred to the Planning and Zoning Commission of the Village of
Downers Grove, and the Planning and Zoning Commission has given the required public notice,
conducted a public hearing for the petition on January 6, 2025, and has made its findings and
recommendations, all in accordance with the statutes of the State of Illinois and the ordinances of the
Village of Downers Grove; and,

WHEREAS, the Planning and Zoning Commission has recommended approval of the requested
petition, subject to certain conditions; and,

WHEREAS, the Village Council has considered the record before the Planning and Zoning
Commission, as well as the recommendations of Planning and and Zoning Commission.

NOW, THEREFORE, BE IT ORDAINED by the Council of the Village of Downers Grove,
DuPage County, Illinois, as follows:

SECTION 1. That the provisions of the preamble are incorporated into and made a part of this
ordinance as if fully set forth herein.

SECTION 2. That PUD #1 is hereby amended by deleting its legal description in its entirety and
replacing it as follows:

LOTS 1, 2, 3 AND LOT 4 (EXCEPT THE SOUTH 15.00 FEET) IN VALLEY CREEK PARK
ESTATES UNIT 1 SUBDIVISION, BEING A SUBDIVISION IN THE NORTHEAST
QUARTER (1/4) OF SECTION 24 TOWNSHIP 38, RANGE 10, EAST OF THE THIRD
PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED AS
DOCUMENT NUMBER 866856 ALL IN DUPAGE COUNTY ILLINOIS

SECTION 3. The Zoning Ordinance is hereby amended by changing the Zoning Map to reflect
the new legal description and boundaries for PUD #1.
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SECTION 4. That approval set forth in Section 2 of this ordinance is subject to the findings and
recommendations of the Downers Grove Planning and Zoning Commission regarding File 24-PCE-0012
as set forth in the minutes of their January 6, 2025 meeting.

SECTION 5. That all ordinances or patts of ordinances in conflict with the provisions of this
ordinance are hereby repealed.

SECTION 6. That this ordinance shall be in full force and effest from and after its passage and
publication in pamphlet form as provided by law.
\i’ v Mayor

Village Clerk

Tunwiord. 25\PUD#1 -AMD-Meadowbrook Legal-24-PCE-0012



ORD 2025-10661

PUD #8 - Amendment
24-PCE-0012

ORDINANCE NO. 6107

AN ORDINANCE APPROVING AN
AMENDMENT TO PLANNED UNIT DEVELOPMENT #8

WHEREAS, on April 10, 1972, the Village Council adopted Ordinance No. 1626, and
amendments thereto, designating certain property as a planned development known as Planned Unit
Development #8 (PUD #8); and,

WHEREAS, an Owner of property located in PUD #8 has filed a written petition with the Village
conforming to the requirements of the Zoning Ordinance and requesting an amendment to Planned Unit
Development #8 to amend the legal description of the property to allow for the creation of a separate
planned unit development and to allow for redevelopment of the separated area; and,

WHEREAS, such request was referred to the Planning and Zoning Commission of the Village of
Downers Grove, and the Planning and Zoning Commission has given the required public notice,
conducted a public hearing for the petition on January 6, 2025, and has made its findings and
recommendations, all in accordance with the statutes of the State of Illinois and the ordinances of the
Village of Downers Grove; and,

WHEREAS, the Planning and Zoning Commission has recommended approval of the requested
petition, subject to certain conditions; and,

WHEREAS, the Village Council has considered the record before the Planning and Zoning
Commission, as well as the recommendations of Planning and Zoning Commission.

NOW, THEREFORE, BE IT ORDAINED by the Council of the Village of Downers Grove,
DuPage County, Illinois, as follows:

SECTION 1. That the provisions of the preamble are incorporated into and made a part of this
ordinance as if fully set forth herein.

SECTION 2. That PUD #8 is hereby amended by deleting its legal description in its entirety and
replacing it as follows:

THAT PART OF MEADOWBROOK SUBDIVISION (EXCEPT LOT 4) BEING A
SUBDIVISION OF PART OF THE NORTHEAST QUARTER (1/4) OF SECTION 24
TOWNSHIP 38 RANGE 10 EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING
TO THE PLAT THEREOF RECORDED AS DOCUMENT NUMBER R73-5824, LYING EAST
OF THE CENTER LINE OF BELMONT AVENUE AND LYING WEST OF THE WEST LINE
OF VALLEY CREEK PARK ESTATES UNIT 1 SUBDIVISION BEING A SUBDIVISION IN
THE NORTHEAST QUARTER (1/4) OF SECTION 24, TOWNSHIP 38, RANGE 10, EAST OF
THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF
RECORDED AS DOCUMENT NUMBER 866856, ALL IN DU PAGE COUNTY, ILLINOIS.
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SECTION 3. The Zoning Ordinance is hereby amended by changing the Zoning Map to reflect
the new legal description and boundaries for PUD #8.

SECTION 4. That approval set forth in Section 2 of this ordinance is subject to the findings and
recommendations of the Downers Grove Planning and Zoning Commission regarding File 24-PCE-0012
as set forth in the minutes of their January 6, 2025 meeting,.

SECTION 5. That all ordinances or parts of ordinances in conflict with the provisions of this
ordinance are hereby repealed.

SECTION 6. That this ordinance shall be in full force and m and after its passage and
publication in pamphlet form as provided by law.
\; Mayor

Passed:
Published:
Attest:

Village Clerk

T\mwhord. 25\PUD#8-AMD-Meadowbrook Legal-24-PCE-0012



ORD 2025-10662

ORDINANCE NO. 6108

AN ORDINANCE AMENDING THE ZONING
ORDINANCE OF THE VILLAGE OF DOWNERS GROVE, ILLINOIS
TO DESIGNATE THE PROPERTY AT 2001-2153 63%? STREET
& 6310-6400 WOODWARD AVENUE
AS PLANNED UNIT DEVELOPMENT #71
(MEADOWBROOK SHOPPING CENTER PLANNED UNIT DEVELOPMENT)

WHEREAS, the owner(s) of the property located at the southwest corner of 63 Street and
Woodward Avenue commonly known as 2001-2153 63" Street & 6310-3400 Wooodward Avenue,
Downers Grove, Illinois, PINs 08-24-202-003, -008 & -009 and 08-24-203-004 (hereinafter referred to as
the "Property" and legally described below) have requested that such real estate be designated as a
Planned Unit Development to be known as "Meadowbrook Shopping Center Planned Unit Development
#71" pursuant to the provisions of the Zoning Ordinance of the Village of Downers Grove, as set forth in
Chapter 28 of the Downers Grove Municipal Code (hereinafter referred to as the "Zoning Ordinance");
and

WHEREAS, on September 16, 1968, the Village Council adopted Ordinance No. 1354, and
amendments thereto, designating certain property as a planned development now known as PUD #1; and,

WHEREAS, on April 10, 1972, the Downers Grove Village Council adopted Ordinance No.
1626, and amendments thereto, designating certain property as a planned development now known as
PUD #8; and,

WHEREAS, the Property is currently zoned "B-2/PUD #1 and #8, General Retail
Business/Planned Unit Development #1 and #8 pursuant to the Downers Grove Zoning Ordinance as
established by Ordinance No. 1354 and Ordinance No. 1626, and,

WHEREAS, the owner(s) have also filed a written petition with the Village conforming to the
requirements of the Zoning Ordinance and requesting the property be removed from PUD # 1 and PUD
#8 and that it be designated as the Meadowbrook Shopping Center Planned Unit Development #71 (PUD
#71) as provided under the Zoning Ordinance; and,

WHEREAS, PUD #1 and PUD #8 have been amended to remove the Property from PUD #1 and
PUD #8; and,

WHEREAS, the Planning and Zoning Commission of the Village of Downers Grove has given
the required public notice and has conducted a public hearing on January 6, 2025, for the designation of
the Property as PUD #71 and the construction of three new commercial buildings and improvements to
the existing shopping center facade for the Meadowbrook Shopping Center Planned Unit Development
#71 on the Property in accordance with the statutes of the State of Illinois and the ordinances of the
Village of Downers Grove and has reported its findings and recommendations to the Village Council of
the Village of Downers Grove pursuant to the provisions of the Zoning Ordinance; and,

NOW, THEREFORE, BE IT ORDAINED by the Council of the Village of Downers Grove, in
DuPage County, [llinois, as follows:

SECTION 1. That the provisions of the preamble are incorporated into this ordinance.
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SECTION 2. The documents collectively referred to as "Meadowbrook Shopping Center Planned
Unit Development plans", are incorporated herein by reference as a part of this ordinance.

SECTION 3. That the Village Council hereby finds as follows:

(1) That the Meadowbrook Shopping Center Planned Development #71 meets the requirements of the
Zoning Ordinance as follows:

a. the zoning map amendment review and approval criteria of Sec. 28.12.030(i);

b. the proposed PUD plan and map amendment are consistent with the comprehensive plan
and any other adopted plans for the subject area;

c. the PUD development plan complies with the PUD overlay district provisions of Sec.
28.4.030;
d. the proposed development will result in public benefits that are greater than or at least

equal to those that would have resulted from development under conventional zoning
regulations; and

e. the appropriate terms and conditions have been imposed on the approval to protect the
interests of surrounding property owners and residents, existing and future residents of
the PUD and the general public.

(2) That the proposed development conforms with the requirements of the Zoning Ordinance.

SECTION 4. The Zoning Ordinance is hereby amended by adding to the Zoning Map the
boundaries of the following described real estate and by designating said real estate as a Planned Unit
Development under the title and style " Meadowbrook Shopping Center Planned Unit Development #71%
to be stated on the face of said map within the boundaries of the real estate hereinafter described, to wit:

THAT PART OF MEADOWBROOK SUBDIVISION (EXCEPT LOT 4), BEING A
SUBDIVISION OF PART OF THE NORTHEAST QUARTER (1/4) OF SECTION 24,
TOWNSHIP 38, RANGE 10, EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING
TO THE PLAT THEREOF RECORDED AS DOCUMENT NUMBER R73-5824, LYING EAST
OF THE EAST LINE OF BELMONT AVENUE AND MEADOWBROOK ASSESSMENT
PLAT, BEING PART OF THE NORTHEAST QUARTER (1/4) OF SECTION 24, TOWNSHIP
38, RANGE 10, EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE
PLAT THEREOF RECORDED AS DOCUMENT NUMBER R92-075488, ALL IN DU PAGE
COUNTY, ILLINOIS.

Commonly known as: 2001-2153 63" Street & 6310-6400 Wooodward Avenue, Downers
Grove, Illinois, 60516

PINs: 08-24-202-005, -008 & -009; 08-24-203-004

SECTION 5. The Meadowbrook Shopping Center Planned Unit Development #71 is hereby
approved to permit a Planned Unit Development authorizing the construction of three new commercial
buildings and improvements to the existing shopping center facade, subject to the conditions and
restrictions contained therein, and subject to the following:
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The Planned Unit Development Amendment, Special Uses, and Plat of Subdivision shall
substantially conform to the staff report dated January 6, 2025; engineering drawings prepared by
RTM Engineering Consultants dated July 1, 2024 and last revised on November 11, 2024,
architectural elevations prepared by JTS Architects dated March 25, 2024 and landscape
drawings prepared by Sebert Design and Build dated June 16, 2023 and last revised on November
12, 2024, except as such plans may be modified to conform to the Village codes and ordinances.

All proposed landscaping to screen the proposed vacuums on Lot 1 must be a minimum of six
feet (6”) in height at maturity and must be native.

Shade trees must be planted along the north property line of Lots 1, 2 & 5 and along the north and
east property lines of Lot 3 per DGMC 28.8.20(b)(5), which states that “trees must be provided at
a rate of one (1) tree per thirty (30) linear feet.” Any ornamental trees proposed in this area must
be switched to shade trees.

The landscape plan shall be amended to remove non-native plant species and to include native
plant species in a manner acceptable to the Community Development Director.

The landscaping shall be maintained in accordance with Section 28.8.060(i) of the Municipal
Code and including the removal and replacement of any dead plant material.

The petitioner shall establish pedestrian connections to the multi-family property to the south in
accordance with Section 28.7.110(d) of the Municipal Code.

SECTION 6. That all ordinances or resolutions, or parts thereof, in conflict with the provisions

of this ordinance be and are hereby repealed.

publication in the manner provided by law.

assed: March 18, 2035

SECTION 7. That this ordinance shall be in full forceAnd

1\mwhord. 25\PUD#71-Estab-Meadowbrook-24-PLC-0012-REV
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Lot 1-Meadowbrook
Special Use — 24-PCE-0012

ORDINANCE NO. 6109

AN ORDINANCE AUTHORIZING A SPECIAL USE FOR
THE MEADOWBROOK SHOPPING CENTER
PLANNED UNIT DEVELOPMENT #71 TO PERMIT A
DRIVE-THROUGH CAR WASH FACILITY ON LOT 1

WHEREAS, the following described property, to wit:

Lot 1 of the Shoppes of Meadowbrook Subdivision, being a subdivision of Lot 1,2 & 3 in
Meadowbrook Subdivision Document No. R73-5824 and Lot 5 and the South 15.00 feet of Lot 4 in
Valley Creek Park Estates Unit 1, Document No. R57-866856 in the Northeast 4 of Section 24,
Township 38 North, Range 10, East of the Third Principal Meridian, in DuPage County, Illinois.

Commonly known as: 2175 63 Street, Downers Grove, IL 60516
PIN: 08-24-202-005

(hereinafter referred to as the "Property") is presently zoned in the "B-2/PUD, General Retail Business
District/Planned Unit Development” under the Comprehensive Zoning Ordinance of the Village of Downers
Grove; and

WHEREAS, the owner of the Property has filed with the Planning & Zoning Commission, a written
petition conforming to the requirements of the Zoning Ordinance, requesting that a Special Use per Section
28.12.050 of the Zoning Ordinance be granted to permit a drive-through car wash facility on Lot 1 of the
shopping center complex; and

WHEREAS, such petition was referred to the Planning and Zoning Commission of the Village of
Downers Grove, and said Planning and Zoning Commission has given the required public notice, has conducted
a public hearing for the petition on January 6, 2025 and has made its findings and recommendations, all in
accordance with the statutes of the State of Illinois and the ordinances of the Village of Downers Grove; and,

WHEREAS, the Planning and Zoning Commission has recommended approval of the Special Use,
subject to certain conditions; and,

WHEREAS, the Village Council finds that the evidence presented in support of said petition, is such as
to establish the following:

1. That the proposed use is expressly authorized as Special Use in the district in which it is to be
located;
2. That the proposed use at the proposed location is necessary or desirable to provide a service or a

facility that is in the interest of public convenience and will contribute to the general welfare of
the neighborhood or community.

3. That the proposed use will not, in the particular case, be detrimental to the health, safety or
general welfare of persons residing or working in the vicinity or be injurious to property values

or improvements in the vicinity.

NOW, THEREFORE, BE IT ORDAINED by the Council of the Village of Downers Grove, in DuPage
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County, Illinois, as follows:

SECTION 1. That a Special Use for the Property is hereby granted to permit a drive-through car wash
on Lot | of the shopping center complex.

SECTION 2. This approval is subject to the following conditions:

1. The Planned Unit Development, Special Uses, and Plat of Subdivision shall substantially conform to the
staff report dated January 6, 2025; engineering drawings prepared by RTM Engineering Consultants
dated July 1, 2024 and last revised on November 11, 2024, architectural elevations prepared by JTS
Architects dated March 25, 2024 and landscape drawings prepared by Sebert Design and Build dated
June 16, 2023 and last revised on November 12, 2024, except as such plans may be modified to
conform to the Village codes and ordinances.

2. All proposed landscaping to screen the proposed vacuums on Lot 1 must be a minimum of six feet (6°)
in height at maturity and must be native.

3. Shade trees must be planted along the north property line per DGMC 28.8.20(b)(5), which states that
“trees must be provided at a rate of one (1) tree per thirty (30) linear feet.” Any ornamental frees
proposed in this area must be switched to shade trees.

4. The landscape plan shall be amended to remove non-native plant species and to include native plant
species in a manner acceptable to the Community Development Director.

5. The landscaping shall be maintained in accordance with Section 28.8.060(i) of the Municipal Code and
including the removal and replacement of any dead plant material.

6. The petitioner shall establish pedestrian connections to the multi-family property to the south in
accordance with Section 28.7.110(d) of the Municipal Code.

SECTION 3. The above conditions are hereby made part of the terms under which the Special Use is
granted. Violation of any or all of such conditions shall be deemed a violation of the Village of Downers Grove
Zoning Ordinance, the penalty for which may include, but is not limited to, a fine and/or revocation of the
Special Use granted herein.

SECTION 4. It is the Petitioner's obligation to maintain compliance with all applicable Federal, State,
County and Village laws, ordinances, regulations, and policies.

SECTION S. That all ordinances or parts of ordinanges in conflict with the provisions of this ordinance
are hereby repealed. :

K}] VMayor
=

i

"Village Clerk

Imwhord. 25\SU-Meadowbrook-Lot 1-24-PCE-0012-REV
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Lot 2-Meadowbrook
Special Use — 24-PCE-0012

ORDINANCE NO. 6110

AN ORDINANCE AUTHORIZING A SPECIAL USE FOR
THE MEADOWBROOK SHOPPING CENTER
PLANNED UNIT DEVELOPMENT #71 TO PERMIT A
DRIVE-THROUGH RESTAURANT FACILITY ON LOT 2

WHEREAS, the following described property, to wit:

Lot 2 of the Shoppes of Meadowbrook Subdivision, being a subdivision of Lot 1,2 & 3 in
Meadowbrook Subdivision Document No. R73-5824 and Lot 5 and the South 15.00 feet of Lot 4 in
Valley Creek Park Estates Unit 1, Document No. R57-866856 in the Northeast ¥ of Section 24,
Township 38 North, Range 10, East of the Third Principal Meridian, in DuPage County, Illinois.

Commonly known as: 2083-2089 63 Street, Downers Grove, IL 60516
PIN: 08-24-202-005

(hereinafter referred to as the "Property") is presently zoned in the "B-2/PUD, General Retail Business
District/Planned Unit Development” under the Comprehensive Zoning Ordinance of the Village of Downers
Grove; and

WHEREAS, the owner of the Property has filed with the Planning and Zoning Commission, a written
petition conforming to the requirements of the Zoning Ordinance, requesting that a Special Use per Section
28.12.050 of the Zoning Ordinance be granted to permit a drive-through restaurant facility on Lot 2 of the
shopping center complex; and

WHEREAS, such petition was referred to the Planning and Zoning Commission of the Village of
Downers Grove, and said Planning and Zoning Commission has given the required public notice, has conducted
a public hearing for the petition on January 6, 2025 and has made its findings and recommendations, all in
accordance with the statutes of the State of Illinois and the ordinances of the Village of Downers Grove; and,

WHEREAS, the Planning and Zoning Commission has recommended approval of the Special Use,
subject to certain conditions; and,

WHEREAS, the Village Council finds that the evidence presented in support of said petition, is such as
to establish the following:

L. That the proposed use is expressly authorized as Special Use in the district in which it is to be
located;
2. That the proposed use at the proposed location is necessary or desirable to provide a service or a

facility that is in the interest of public convenience and will contribute to the general welfare of the
neighborhood or community.

3 That the proposed use will not, in the particular case, be detrimental to the health, safety or general
welfare of persons residing or working in the vicinity or be injurious to property values or
improvements in the vicinity.

NOW, THEREFORE, BE IT ORDAINED by the Council of the Village of Downers Grove, in DuPage
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ORD 2025-10663

County, Illinois, as follows:

SECTION 1. That Special Use of the Property is hereby granted to permit drive-through restaurant
facility on Lot 2 of the shopping center complex.

SECTION 2. This approval is subject to the following conditions:

1. The Planned Unit Development, Special Uses, and Plat of Subdivision shall substantially conform to the
staff report dated January 6, 2025; engineering drawings prepared by RTM Engineering Consultants
dated July 1, 2024 and last revised on November 11, 2024, architectural elevations prepared by JTS
Architects dated March 25, 2024 and landscape drawings prepared by Sebert Design and Build dated
June 16, 2023 and last revised on November 12, 2024, except as such plans may be modified to
conform to the Village codes and ordinances.

2. Shade trees must be planted along the north property line per DGMC 28.8.20(b)(5), which states that
“trees must be provided at a rate of one (1) tree per thirty (30) linear feet.” Any ornamental trees
proposed in this area must be switched to shade trees.

3. The landscape plan shall be amended to remove non-native plant species and to include native
plant species in a manner acceptable to the Community Development Director.

4. The landscaping shall be maintained in accordance with Section 28.8.060(i) of the Municipal
Code and including the removal and replacement of any dead plant material.

5. The petitioner shall establish pedestrian connections to the multi-family property to the south in
accordance with Section 28.7.110(d) of the Municipal Code.

SECTION 3. The above conditions are hereby made part of the terms under which the Special Use is
granted. Violation of any or all of such conditions shall be deemed a violation of the Village of Downers Grove
Zoning Ordinance, the penalty for which may include, but is not limited to, a fine and/or revocation of the
Special Use granted herein.

SECTION 4. It is the Petitioner's obligation to maintain compliance with all applicable Federal, State,
County and Village laws, ordinances, regulations, and policies.

SECTION 5. That all ordinances or parts of ordina
are hereby repealed.

in conflict with the provisions of this ordinance

A

: \} Mayor
Passed: March 18, 2025

Published: 9,2025 /\

Attest: ,

Village Clerk

T\mwiord, 25\SU-Meadowbrook-Lot 2-24-PCE-0012-REV



ORD 2025-10711

Lot 3-Meadowbrook
Special Use —24-PCE-0012

ORDINANCE NO. 6111

AN ORDINANCE AUTHORIZING A SPECIAL USE FOR
THE MEADOWBROOK SHOPPING CENTER
PLANNED UNIT DEVELOPMENT #71 TO PERMIT A
DRIVE-THROUGH RESTAURANT FACILITY ON LOT 3

WHEREAS, the following described property, to wit:

Lot 3 of the Shoppes of Meadowbrook Subdivision, being a subdivision of Lot 1, 2 & 3 in
Meadowbrook Subdivision Document No. R73-5824 and Lot 5 and the South 15.00 feet of Lot 4 in
Valley Creek Park Estates Unit 1, Document No. R57-866856 in the Northeast 4 of Section 24,
Township 38 North, Range 10, East of the Third Principal Meridian, in DuPage County, Illinois.

Commonly known as: 2013-2021 63 Street, Downers Grove, IL 60516
PIN: 08-24-202-008

(hereinafter referred to as the "Property") is presently zoned in the "B-2/PUD, General Retail Business
District/Planned Unit Development" under the Comprehensive Zoning Ordinance of the Village of Downers
Grove; and

WHEREAS, the owner of the Property has filed with the Planning and Zoning Commission, a written
petition conforming to the requirements of the Zoning Ordinance, requesting that a Special Use per Section
28.12.050 of the Zoning Ordinance be granted to permit a drive-through restaurant facility on Lot 3 of the
shopping center complex; and

WHEREAS, such petition was referred to the Planning and Zoning Commission of the Village of
Downers Grove, and said Planning and Zoning Commission has given the required public notice, has conducted
a public hearing for the petition on January 6, 2025 and has made its findings and recommendations, all in
accordance with the statutes of the State of Illinois and the ordinances of the Village of Downers Grove; and,

WHEREAS, the Planning and Zoning Commission has recommended approval of the Special Use,
subject to certain conditions; and,

WHEREAS, the Village Council finds that the evidence presented in support of said petition, is such as
to establish the following:

1. That the proposed use is expressly authorized as Special Use in the district in which it is to be
located;
2. That the proposed use at the proposed location is necessary or desirable to provide a service or a

facility that is in the interest of public convenience and will contribute to the general welfare of the
neighborhood or community.

3. That the proposed use will not, in the particular case, be detrimental to the health, safety or general
welfare of persons residing or working in the vicinity or be injurious to property values or
improvements in the vicinity.

NOW, THEREFORE, BE IT ORDAINED by the Council of the Village of Downers Grove, in DuPage
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ORD 2025-10711

County, Illinois, as follows:

SECTION 1. That Special Use of the Property is hereby granted to permit drive-through restaurant
facility on Lot 3 of the shopping center complex.

SECTION 2. This approval is subject to the following conditions:

1. The Planned Unit Development, Special Uses, and Plat of Subdivision shall substantially conform to the
staff report dated January 6, 2025; engineering drawings prepared by RTM Engineering Consultants
dated July 1, 2024 and last revised on November 11, 2024, architectural elevations prepared by JTS
Architects dated March 25, 2024 and landscape drawings prepared by Sebert Design and Build dated
June 16, 2023 and last revised on November 12, 2024, except as such plans may be modified to
conform to the Village codes and ordinances.

2. Shade trees must be planted along the north and east property lines per DGMC 28.8.20(b)(5), which
states that “trees must be provided at a rate of one (1) tree per thirty (30) linear feet.” Any ornamental
trees proposed in this area must be switched to shade trees.

3. The landscape plan shall be amended to remove non-native plant species and to include native
plant species in a manner acceptable to the Community Development Director.

4. The landscaping shall be maintained in accordance with Section 28.8.060(i) of the Municipal
Code and including the removal and replacement of any dead plant material.

5. The petitioner shall establish pedestrian connections to the multi-family property to the south in
accordance with Section 28.7.110(d) of the Municipal Code.

SECTION 3. The above conditions are hereby made part of the terms under which the Special Use is
granted. Violation of any or all of such conditions shall be deemed a violation of the Village of Downers Grove
Zoning Ordinance, the penalty for which may include, but is not limited to, a fine and/or revocation of the
Special Use granted herein.

SECTION 4. It is the Petitioner's obligation to maintain compliance with all applicable Federal, State,
County and Village laws, ordinances, regulations, and policies.

SECTION 5. That all ordinances or parts of ordin
are hereby repealed.

in conflict with the provisions of this ordinance

1\mwhord.25\SU-Meadowbrook-Lot 3-24-PCE-0012-REV



RES 2025-10659

Plat of Subdivision
24-PCE-0012

RESOLUTION NO. 2025-32

A RESOLUTION APPROVING A
PLAT OF SUBDIVISION
FOR 2001-2153 63%° STREET & 6310-6400 WOODWARD AVENUE
(MEADOWBROOK SHOPPING CENTER PLANNED UNIT DEVELOPMENT #71)

WHEREAS, application has been made pursuant to the provisions of Chapter 20 of the Downers Grove
Municipal Code for the approval of a Plat of Subdivision to build three new commercial buildings for the
Meadowbrook Shopping Center Planned Unit Development #71 located on the southwest corner of 63 Street
and Woodward Avenue, commonly known as 2001-2153 63™ Street & 6310-6400 Woodward Avenue, Downers
Grove, Illinois, legally described as follows:

LOT 1 IN MEADOWBROOK SUBDIVISION, BEING A SUBDIVISION OF THAT PART OF THE
NORTHEAST 1/4 OF SECTION 24, TOWNSHIP 38 NORTH, RANGE 10, EAST OF THE THIRD
PRINCIPAL MERIDIAN, ACCORDING TO THE

PLAT THEREOF RECORDED FEBRUARY 1, 1973 AS DOCUMENT NUMBER R73-05824 AND
CERTIFICATES OF CORRECTION RECORDED AS DOCUMENTS R76-58800 AND R76-58801,
IN DUPAGE COUNTY, ILLINOIS, EXCEPTING THAT PART CONVEYED TO THE COUNTY OF
DUPAGE BY DOCUMENT R97-135136 DESCRIBED AS BEGINNING AT THE NORTHWEST
CORNER OF SAID LOT 1; THENCE EASTERLY A DISTANCE OF 175 FEET TO THE
NORTHEAST CORNER THEREOF; THENCE SOUTHERLY ON THE EAST LINE OF SAID LOT
A DISTANCE OF 10 FEET; THENCE NORTHWESTERLY A DISTANCE OF 11.61 FEET TO A
POINT 10 FEET WEST OF THE EAST LINE OF LOT 1 AND 4 FEET SOUTH OF THE NORTH
LINE OF LOT 1; THENCE WESTERLY PARALLEL WITH THE NORTH LINE OF LOT 1 A
DISTANCE OF 69.85 FEET; THENCE SOUTHERLY PARALLEL WITH THE WEST LINE OF
LOT 1 A DISTANCE OF 4 FEET; THENCE WESTERLY PARALLEL WITH THE NORTH LINE
OF LOT 1 A DISTANCE OF 95.11 FEET TO THE WEST LINE THEREOF; THENCE NORTHERLY
ON SAID WEST LINE A DISTANCE OF 8 FEET TO THE POINT OF BEGINNING, IN DUPAGE
COUNTY, ILLINOIS.

THAT PART OF MEADOWBROOK SUBDIVISION (EXCEPT LOT 4) BEING A SUBDIVISION
OF PART OF THE NORTHEAST QUARTER (1/4) OF SECTION 24 TOWNSHIP 38 RANGE 10
EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF
RECORDED AS DOCUMENT NUMBER R73-5824, LYING EAST OF THE CENTER LINE OF
BELMONT AVENUE AND LYING WEST OF THE WEST LINE OF VALLEY CREEK PARK
ESTATES UNIT 1 SUBDIVISION BEING A SUBDIVISION IN THE NORTHEAST QUARTER
(1/4) OF SECTION 24, TOWNSHIP 38, RANGE 10, EAST OF THE THIRD PRINCIPAL
MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED AS DOCUMENT NUMBER
866856, ALL IN DUPAGE COUNTY, ILLINOIS.

LOTS 1, 2, 3, AND LOT 4 (EXCEPT THE SOUTH 15.00 FEET), IN VALLEY CREEK PARK
ESTATES UNIT 1 SUBDIVISION, BEING A SUBDIVISION IN THE NORTHEAST QUARTER
(1/4) OF SECTION 24, TOWNSHIP 38, RANGE 10, EAST OF THE THIRD PRINCIPAL
MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED AS DOCUMENT NUMBER
866856, ALL IN DUPAGE COUNTY, ILLINOIS.

Commonly known as: 2001-2153 63" Street & 6310-6400 Wooodward Avenue, Downers Grove,
[llinois, 60516
PINs: 08-24-202-003, -008 & -009; 08-24-203-004



RES 2025-10659

WHEREAS, notice has been given and a public hearing has been held before the Planning & Zoning
Commission on January 6, 2025 for this plat of subdivision pursuant to the requirements of the Downers Grove
Municipal Code; and,

WHEREAS, Village staff has reviewed and recommends approval of the petition for Plat of Subdivision
for the Shoppes of Meadowbrook Subdivision located at 2001-2153 63 Street & 6310-6400 Woodward
Avenue, Downers Grove, Illinois, as requested, subject to certain conditions; and,

NOW, THEREFORE, BE IT RESOLVED by the Village Council of the Village of Downers Grove that
the Plat of Subdivision for the Shoppes of Meadowbrook Subdivision located at 2001-2153 63 Street & 6310-
6400 Woodward Avenue, Downers Grove, Illinois, is hereby approved subject to the following conditions:

1. The Planned Unit Development, Special Uses, and Plat of Subdivision shall substantially conform to the
staff report dated January 6, 2025; engineering drawings prepared by RTM Engineering Consultants
dated July 1, 2024 and last revised on November 11, 2024, architectural elevations prepared by JTS
Architects dated March 25, 2024 and landscape drawings prepared by Sebert Design and Build dated
June 16, 2023 and last revised on November 12, 2024, except as such plans may be modified to conform
to the Village codes and ordinances.

BE IT FURTHER RESOLVED, that the Mayor and Village Clerk are authorized to sign the plat.

BE IT FURTHER RESOLVED, that this resolution sha ' » i full force and effect from and after its
adoption in the manner provided by law.

Passedjarcl_DZ 5
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ATTACHMENT O

VILLAGE OF DOWNERS GROVE, ILLINOIS
MEADOWBROOK SHOPPING CENTER TIF REPORT (TIF #4)
Report Period 1/1/25 — 12/31/25

Letter from the Mayor designating the municipality’s TIF Administrator

The attached letter was sent to Nancy Gomez, Office Specialist, Local Government
Division, Illinois Office of Comptroller via email on June 10, 2026

Village of Downers Grove — Meadowbrook Shopping Center TIF District
Fiscal Year Ending December 31, 2025



downers.us

CIVIC CENTER
850 Curtiss St.
Downers Grove, IL
60515-4761

MAIN
630.434.5500

POLICE
630.434.5600

FIRE DEPT
Administration
5420 Main St.
Downers Grove, IL
60515-4834

630.434.5980

PUBLIC WORKS
5101 Walnut Ave.
Downers Grove, IL
60515-4046

630.434.5460

Attachment O

VILLAGE OF DOWNERS GROVE, ILLINOIS

OGDEN AVENUE TIF (TIF #2)
WASHINGTON CURTISS TIF (TIF #3)
MEADOWBROOK SHOPPING CENTER TIF (TIF #4)

June 1, 2026

Nancy Gomez

Office Specialist | Local Government Division
Illinois Office of Comptroller

555 W. Monroe Street

1400S-A

Chicago, IL 60661

SUBJECT: Designation of New TIF Administrator for Downers Grove
Dear Ms. Gomez,

Please accept this letter as formal notification of a change in the
designated TIF Administrator for the Village of Downers Grove, effective
June 1, 2026.

The new designated TIF Administrator responsible for overseeing our Tax
Increment Financing Districts and submitting the Annual TIF Reports on
behalf of the municipality is:

Name: Jason Zawila, AICP

Title: Planning Manager

Email: jzawila@downers.us

Phone: 630-434-5520

Mailing Address: 850 Curtiss Avenue, Downers Grove, IL 60515

Please update your records to direct all future TIF reporting
correspondence, inquiries, and filing access to Jason Zawila. If you require
any additional information or documentation to process this change, please
contact Jason Zawila at 630-434-5520 or jzawila@downers.us.

Thank you for your assistance.
Sipc

Mayor Robert Barnett
Village of Downers Grove
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