FY 2022
ANNUAL TAX INCREMENT FINANCE

REPORT
Name of Municipality: Village of Arlington Heights Reporting Fiscal Year: 2022
County: Cook Fiscal Year End: 12 |/ 31 /2022
Unit Code: 016/015/32

FY 2022 TIF Administrator Contact Information-Required
First Name: Michael Last Name: Lysicatos
Address: 33 S Arlington Heights Road Title: Asst. Director Planning & Comm. Dev.
Telephone: 847.368.5211 City: Arlington Heights Zip: 60005
E-mail mlysicatos@vah.com

| attest to the best of my knowledge, that this FY 2022 report of the redevelopment project area(s)

in the City/Village of: Arlington Heights

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.].

6/29/2023
Written signature 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

Name of Redevelopment Project Area MM/DD/YYYY

Date Terminated
MM/DD/YYYY

TIF 5

2/7/2005

*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 2022
Name of Redevelopment Project Area:

Arlington Heights: TIF 5

Primary Use of Redevelopment Project Area*: Commercial

*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 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)] X
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). X
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 X
and B)]

If yes, 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) X

(7 ()]

If yes, please enclose the Agreement(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)
B

If yes, 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) () (F)] X

If yes, 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 must X
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)]

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)

(10)]

If yes, please enclose the list only, not actual agreements (labeled Attachment M).

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).




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 2022
Name of Redevelopment Project Area:

Arlington Heights: TIF 5

Provide an analysis of the special tax allocation fund.

Special Tax Allocation Fund Balance at Beginning of Reporting Period | $ 3,965,938 |
. R;;’fgil;fﬁz‘:h Cumulative Totals
SOURCE of Revenue/Cash Receipts: Current of Rgvenue/(?ash
Reporting Year Receipts for life of
TIF % of Total
Property Tax Increment $ 1,193,760.00 | $10,330,781.00 80%
State Sales Tax Increment 0%
Local Sales Tax Increment 0%
State Utility Tax Increment 0%
Local Utility Tax Increment 0%
Interest $ 41,887.00 [ $ 378,904.00 3%
Land/Building Sale Proceeds 0%
Bond Proceeds $ 2,240,618.00 17%
Transfers from Municipal Sources 0%
Private Sources 0%
Other (identify source ; if multiple other sources, attach
schedule) $ - $ 501.00 0%
All Amount Deposited in Special Tax Allocation Fund [ $ 1,235,647.00 |
Cumulative Total Revenues/Cash Receipts [$ 12,950,804 | 100% |

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*

$ 1,371,836.00
$ -

[$ 1,371,836 |
| $ (136,189)|
B - |
| S 3.829.749 |

* 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 2022
Name of Redevelopment Project Area:

Arlington Heights: TIF 5

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.

Contractual services - Redevelopment Agreement Financial Analysis (SB Friedman) 17,325

$ 17,325
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.

Town and Country - TIF reimbursement for capital improvements

1,354,511

1,354,511

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 [ $ 1,371,836 |




Section 3.2 B [Information in the following section is not required by law, but may be helpful in
creating fiscal transparency.]

FY 2022
Name of Redevelopment Project Area:

Arlington Heights: TIF 5

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

Name Service Amount

SB Friedman Development Advisors, LLC Redevelopment Financial Analysis $ 17,325.00

Town and Country Associates, LLC Developer / Capital Investments $ 1,354,511.00




SECTION 3.3 [65 ILCS 5/11-74.4-5 (d) (5d) 65 ILCS 5/11-74.6-22 (d) (5d]
FY 2022
Name of Redevelopment Project Area:

Arlington Heights: TIF 5

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

FUND BALANCE BY SOURCE $ 3,829,749
1. Description of Debt Obligations Amount of Original Issuance Amount Designated

Total Amount Designated for Obligations $ -1$ -
2. Description of Project Costs to be Paid Amount of Original Issuance Amount Designated

Development Agreement: Southpoint, RPS Arlington, LLC $ 1,300,000
Development Agreement: MJR/Southpoint Real Estate LLC $ 170,000
Reserve for Tax Appeals (5 Years) $ 500,000
Professional Services (5 Years) $ 75,000
Administrative Costs (5 Years) $ 150,000
Redevelopment Costs (5 Years) $ 500,000
Corridor Enhancement (5 Years) $ 940,000
Total Amount Designated for Project Costs $ 3,635,000
TOTAL AMOUNT DESIGNATED $ 3,635,000

SURPLUS/(DEFICIT) $ 194,749




SECTION 4 [65 ILCS 5/11-74.4-5 (d) (6) and 65 ILCS 5/11-74.6-22 (d) (6)]
FY 2022
Name of Redevelopment Project Area:

Arlington Heights: TIF 5

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 2022
Name of Redevelopment Project Area:

Arlington Heights: TIF 5

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":

PAGE 1

1. NO projects were undertaken by the Municipality Within the Redevelopment Project Area.

2. The Municipality DID undertake projects within the Redevelopment Project Area. (If selecting this option,

complete 2a.) X
2a. The total number of ALL activities undertaken in furtherance of the objectives of the redevelopment 5
plan:
LIST ALL projects undertaken by the Municipality Within the Redevelopment Project Area:
Estimated Investment for| Total Estimated to
TOTAL: 11/1/99 to Date Subsequent Fiscal Year Complete Project
Private Investment Undertaken (See Instructions) $ 22,313,848 | $ 12,388,427 | $ -
Public Investment Undertaken $ 5,994511 | $ 1,689,286 | $ -
Ratio of Private/Public Investment 313/18 0
Project 1: Town and Country Phase |
Private Investment Undertaken (See Instructions) $ 20,000,000
Public Investment Undertaken $ 4,100,000
Ratio of Private/Public Investment 4 36/41 0
Project 2: Corridor Enhancement
Private Investment Undertaken (See Instructions)
Public Investment Undertaken $ 540,000 | $ 219,286
Ratio of Private/Public Investment 0 0
Project 3: Town and Country Phase Il / 2022
Private Investment Undertaken (See Instructions) $ 2,313,848
Public Investment Undertaken $ 1,354,511
Ratio of Private/Public Investment 117/24 0
Project 4. RPS Arlington, LLC
Private Investment Undertaken (See Instructions) $ -1 % 6,796,736
Public Investment Undertaken $ -1 % 1,300,000
Ratio of Private/Public Investment 0 0
Project 5 MJR- Southpoint Real Estate, LLC
Private Investment Undertaken (See Instructions) $ -1 % 5,591,691
Public Investment Undertaken $ -1 % 170,000
Ratio of Private/Public Investment 0 0
Project 6 Name:
Private Investment Undertaken (See Instructions)
Public Investment Undertaken
Ratio of Private/Public Investment 0 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 2022
Name of Redevelopment Project Area:

Arlington Heights: TIEF 5

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.

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, for the reporting period, under the same guidelines and
assumptions as was used for the projections used at the time of
approval of the redevelopment agreement

Town and Country Phase Il - Projected Jobs: 325

Town and Country Phase Il - Actual Jobs to Date: 25

RPS Arlington, LLC - Projected Jobs: 25

RPS Arlington, LLC - Actual Jobs to Date: 0

MJR - Southpoint Real Estate, LLC - Projected Jobs: 71

MJR - Southpoint Real Estate, LLC - Actual Jobs To Date: 0

SECTION 6.3-For redevelopment projects beginning in or after FY 2022, complete the following information about increment

projected to be created and actual increment created.

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, for the reporting period, using the same assumptions as was
used for the projections used at the time of the approval of the
redevelopment agreement

Town and Country Phase 11 / 2022 - (No estimate)

Tax Bill not assessed for 2022

RPS Arlington, LLC - (Under construction)

RPS Arlington, LLC - Under Construction / Not Assessed

MJR - Southpoint Real Estate, LLC - (Under construction)

MJR - Southpoint Real Estate, LLC - Under Construction / Not Assessed

SECTION 6.4-For redevelopment projects beginning in or after FY 2022, provide the stated rate

Town & Country - N/A,

of return identified by the developer to the municipality and verified by an independent third RPS Arlington, LLC - 9.5%

party, if any:

MJR Real Estate, LLC - 8.3%




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 2022
Name of Redevelopment Project Area:

Arlington Heights: TIF 5

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

Commercial area at the intersection of Palatine Road, Rand Road, and Arlington Heights Road.

Optional Documents Enclosed

Legal description of redevelopment project area

Map of District




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 2022
Name of Redevelopment Project Area:

Arlington Heights: TIF 5

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

area.

Year of Designation

Base EAV

Reporting Fiscal Year EAV

2005 $

30,180,546

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.

Overlapping Taxing District

Surplus Distributed from redevelopment
project area to overlapping districts




ATTACHMENT B (TIF 5)

I, Thomas W. Hayes, the duly elected Chief Executive Officer, of the Village of Arlington Heights,
County of Cook, State of Illinois, and as such, do hereby certify that the Village of Arlington Heights
has complied with all requirements pertaining to the Tax Increment Redevelopment Allocation Act for

Tax Increment Financing District: TIF 5, during the current municipal fiscal year, January 1, 2021 to

December 31, 2021.

June 26, 2022. OIGWH\, 4. ’/'{aw) Lo
Thomas W. Haysh
President Board of Trustees
Village of Arlington Heights

ATTEST:

L‘j”_._,/’ l{"r; ':l"r ’:.lf‘d;}r/‘—f}
Becky Hume
Village Clerk




ATTACHMENT C — Legal Counsel Opinion (TIF V)




325 North LaSalle Street
rO Suite 450

. Chicago, Illinois 60654
312-528-5200
Fr 1 e dm an LLP www.elrodfriedman.com

June 28, 2023

Opinion of the Village Attorney of
The Village of Arlington Heights Regarding the TIF #5 Redevelopment
Plan and Project Under the Illinois Tax Increment
Allocation Redevelopment Act

This will confirm that | serve as the Village Attorney of the Village of Arlington Heights,
Cook County, lllinois. | have reviewed all information provided to me by the Village TIF
Administrator regarding the Village of Arlington Heights TIF #5 Redevelopment Plan and Project
pursuant to the lllinois Tax Increment Allocation Redevelopment Act (the “Act”). Based on such
information, | hereby certify that the Village of Arlington Heights has conformed substantially to
all applicable reporting requirements of the Act for the fiscal year ended December 31, 2022 to
the best of my knowledge and belief.

Sincerely,

Hart M. Passman

HMP/jss
cc: Michael Lysicatos, TIF Administrator

{00133154.1}



ATTACHMENT D (TIF 5)

1, Randall Recklaus, Village Manager, do hereby certify that the following activities were undertaken in
furtherance of the objectives of the redevelopment plan for Tax Increment Financing District: TIF 5, between
January 1, 2022 and December 31, 2022.

1. Continued to work with prospective developers.

2. Reimbursed the developers of Town and Country shopping center in the amount of following
the completion of all agreed upon activities and receipt of submission requirement.

3. The Village executed a redevelopment agreement with RPS Arlington, LLC.

4, The Village executed a redevelopment agreement with MIR / Southpoint Real Estate

Holding Company, LLC.
5. The Village continued coordination of streetscape improvements with a consultant.

June 26, 2023

ATTEST:
/ /

Becky m me
Village Clerk

X e J ‘{/ i

Wordtl V Vet

Randall Recklaus
Village Manager




ATTACHMENT E: Redevelopment Agreements (TIF V)

Southpoint RPS Arlington, LLC
Southpoint MJR — Southpoint Real Estate, LLC

















































































Exhibit A
Exhibit B

Exhibit C
Exhibit D
Exhibit E
Exhibit F
Exhibit G
Exhibit H
Exhibit I

{00125746.7}

INDEX OF EXHIBITS

Legal Description of Property
Project Development Plans (Group Exhibit)
B-1 Site Plan

B-2 Engineering Plans

B-3 Building Materials Plan

B-4 Floor Plans

B-5 Roof Plan

B-6 Parking Lot Plan
[Intentionally Omitted]

Schedule of TIF-Eligible Costs
Total Project Budget

Letter of Intent

Project Timeline

Form Certificate of Expenditure
Transferee Assumption Agreement

27-



EXHIBIT "A"
Legal Description

Parcel 1:

Part of Lots 1, 2 and 3 in the Cub Addition, being a Subdivision in the Northwest 1/4 of the Northeast 1/4
of Section 20, Township 42 North, Range 11, East of the Third Principal Meridian, according to the Plat
thereof recorded May 17, 1984 as Document No. 27090321;

also

Part of Lots 61 to 65 inclusive in C. A. Goelz's Arlington Heights Gardens, a subdivision in the Northeast
1/4 of Section 20, Township 42 North, Range 11, East of the Third Principal Meridian, registered March
13, 1928 as Document No. LR396997;

also

Part of vacated Prairie Avenue (33 feet wide) and vacated Lillian Avenue (66 feet wide) vacated according
to ordinance recorded December 13, 1988 as Document No. 88576174, described as follows:

Commencing at the most Southerly corner of said Lot 3 in the Cub Addition; thence North 47 degrees, 48
minutes, 11 seconds West along the Southwesterly line of said Lot 3, being also the Northeasterly line of
rand road, a distance of 410.16 feet to the point of beginning; thence continuing along said Southwesterly
line of Lot 3, North 47 Degrees, 48 Minutes, 11 Seconds West 190.40 feet; thence North 42 degrees, 11
minutes, 49 seconds East 120.00 feet; thence North 00 degrees, 01 minutes, 48 seconds West 153.58
feet; thence North 89 degrees, 58 minutes, 49 seconds East 45.07 feet to a point of curvature; thence
Southeasterly along a curve concave to the Southwest having a radius of 57.50 feet, an arc distance of
57.16 feet, the chord of said arc having a length of 54.83 feet, and a bearing of South 61 degrees, 32
minutes, 37 seconds east; thence North 89 degrees, 58 minutes, 49 seconds East 25.91 feet; thence
North 00 degrees, 01 minutes, 11 seconds West 46.57 feet; thence North 89 degrees, 58 minutes, 49
seconds East 294.22 feet; thence North 00 degrees, 01 minutes, 48 seconds West 20.28 feet; thence
North 89 degrees, 58 minutes, 12 seconds East 9.65 feet; thence South 00 degrees, 01 minutes, 48
seconds East 10.15 feet; thence South 89 degrees, 58 minutes, 12 seconds West 1.96 feet; thence South
00 degrees, 01 minutes, 48 seconds East 152.09 feet; thence South 45 degrees, 01 minutes, 48 seconds
East 12.73 feet; thence South 00 degrees, 01 minutes, 48 seconds East 7.00 feet; thence North 89
degrees, 58 minutes, 12 seconds East 20.18 feet; thence North 00 degrees, 01 minutes, 48 seconds
West 3.08 feet; thence North 89 degrees, 58 minutes, 12 seconds East 24.38 feet; thence North 00
degrees, 01 minutes, 48 seconds West 21.40 feet; thence North 89 degrees, 58 minutes, 12 seconds
East 10.90 feet; thence North 00 degrees, 01 minutes, 48 seconds West 349.03 fest; thence North 89
degrees, 58 minutes, 12 seconds East 226.45 feet; thence South 00 degrees, 01 minutes, 48 seconds
East 44.97 feet; thence North 89 degrees, 58 minutes, 12 seconds East 20.75 feet to a point on the East
line of Lot 65 in said C. A. Goelz's Arlington Heights Gardens; thence South 00 degrees, 01 minutes, 48
seconds East along the East line and the East line extended of said Lots 61, 62, 63, 64 and 65, a distance
of 492.59 feet; thence South 89 degrees, 58 minutes, 12 seconds West 204.61 feet; thence North 00
degrees, 01 minutes, 48 seconds West 0.33 feet; thence South 89 degrees, 58 minutes, 12 seconds West
42.65 feet; thence North 00 degrees, 01 minutes, 48 seconds West 94.86 feet; thence South 89 degrees,
58 minutes, 12 seconds West 10.96 feet; thence North 00 degrees, 01 minutes, 48 seconds West 39.80
feet; thence South 89 degrees, 58 minutes, 12 seconds West 24.32 feet; thence North 00 degrees, 01
minutes, 48 seconds West 3.08 feet; thence South 89 degrees, 58 minutes, 12 seconds West 20.18 feet;
thence South 00 degrees, 01 minutes, 48 seconds East 7.00 feet; thence South 44 degrees, 58 minutes,
12 seconds West 12.73 feet; thence South 00 degrees, 01 minutes, 48 seconds East 121.74 feet; thence
South 89 degrees, 58 minutes, 12 seconds West 13.03 feet; thence South 00 degrees, 01 minutes, 48
seconds East 22.80 feet; thence South 89 degrees, 58 minutes, 12 seconds West 305.66 feet; thence
South 42 degrees, 11 minutes, 49 seconds West 62.50 feet to the place of beginning in Cook County,




EXHIBIT "A"
Legal Description

IHinois.

Parcel 2:

Part of Lots 62 and 63 in C. A. Goelz's Arlington Heights Gardens, a subdivision in the Northeast 1/4 of
Section 20, Township 42 North, Range 11, East of the Third Principal Meridian, registered March 13, 1928
as Document No. LR396997; also part of vacated Prairie Avenue (33 feet wide) and vacated Lillian
Avenue (66 feet wide), vacated according to ordinance recorded December 13, 1988 as Document No.
88576174, described as follows:

Commencing at the Northwest corner of said Lot 63; thence South 89 degrees, 42 minutes, 11 seconds
East along the North line of said Lot 63, a distance of 32.74 feet to the point of beginning; thence South 00
degrees, 01 minutes, 48 seconds East 90.01 feet; thence South 89 degrees, 58 minutes, 12 seconds
Waest 10.90 feet; thence South 00 degrees, 01 minutes, 48 seconds East 21.40 feet; thence South 89
degrees, 58 minutes, 12 seconds West 24.38 feet; thence South 00 degrees, 01 minutes, 48 seconds
East 3.08 feet; thence South 89 degrees, 58 minutes, 12 seconds West 20.18 feet; thence North 00
degrees, 01 minutes, 48 seconds West 7.00 feet; thence North 45 degrees, 01 minutes, 48 seconds West
12.73 feet; thence North 00 degrees, 01 minutes, 48 seconds West 152.09 feet; thence North 89 degrees,
58 minutes, 12 seconds East 64.46 feet; thence South 00 degrees, 01 minutes, 48 seconds East 53.60
feet to the place of beginning, in Cook County, lllinois.

Parcel 3:

Part of Lots 61 and 62 in C. A. Goelz's Arlington Heights Gardens, a subdivision in the Northeast 1/4 of
Section 20, Township 42 North, Range 11, East of the Third Principal Meridian, registered March 13, 1928
as Document No. LR396997; also part of vacated Prairie Avenue (33 feet wide) vacated according to
ordinance recorded December 13, 1988 as Document No. 88576174, described as follows:

Commencing at the Northwest comer of said Lot 61; thence South 89 degrees, 41 minutes, 51 seconds
East along the North line of said Lot 61, a distance of 32.71 feet to the point of beginning; thence South 00
degrees, 01 minutes, 48 seconds East 80.29 feet; thence South 89 degrees, 58 minutes, 12 seconds
West 64.46 feet; thence North 00 degrees, 01 minutes, 48 seconds West 121.74 feet; thence North 44
degrees, 58 minutes, 12 seconds East 12.73 feet; thence North 00 degrees, 01 minutes, 48 seconds
West 7.00 feet; thence North 89 degrees, 58 minutes, 12 seconds East 20.18 feet; thence South 00
degrees, 01 minutes, 48 seconds East 3.08 feet; thence North 89 degrees, 58 minutes, 12 seconds East
24.32 feet; thence South 00 degrees, 01 minutes, 48 seconds East 39.80 feet; thence North 89 degrees,
58 minutes, 12 seconds East 10.96 feet; thence South 00 degrees, 01 minutes, 48 seconds East 14.57
feet to the place of beginning, in Cook County, Illinois.

Parcel 4:

Non-exclusive easements for the benefit of parcels 1, 2 and 3 as described and created by Construction,
Operation and Reciprocal Easement Agreement dated June 13, 2020 made by and between 600 Rand
Rd, LLC, an lllinois limited liability Company, MJR/Southpoint Real Estate Holding Company, LLC, an
Ilinois limited liability company, TJ Chicago Properties, LLC, an lllinois limited liability company, Nare
Southpoint, LLC, an lllinois limited liability company corporation, Ron B. Wynn Living Trust dated
December 10, 2013, and Konvin Associates Limited Partnership, an lllinois limited partnership. recorded
as document number 2017608084, in Cook County, lllinois.




EXHIBIT "A"
Legal Description

Parcel 5:

Non-exclusive easement set forth in Plat of Subdivision recorded as document 27090321, for ingress and
egress, over so much of that part of the Land designated "Access Easement” on said Plat, (except
therefrom those portions that were vacated by Plat of Easement Vacation recorded as document
95498113 and also excepting therefrom any portion falling within Parcel 1 herein).

Parcel 6:

Non-exclusive easement set forth in Plat of Subdivision recorded as document 27090321, for utilities, over
so much of that part of the Land designated as "Private Utility Easement” on said Plat, (except therefrom
those portions that were vacated by Plat of Easement Vacation recorded as document 95498113).

Parcel 7:

Non-exclusive easement set forth in Plat of Subdivision recorded as document 27090321, for private
water main, over so much of that part of the Land designated as "Private Water Main Easement" on said
Plat, (except therefrom those portions that were vacated by Plat of Easement Vacation recorded as
document 95498113) in Cook County, illinois.
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EXHIBIT D

SCHEDULE OF TIF-ELIGIBLE COSTS

Architectural & Engineering $85,000
Asbestos Removal $115,000
Roof Replacement $627,000
Parking Lot Improvements  $473,000

Total $1.300.000

{00125746.5} D-2



RPS Construction Budget (4/21/22)

Southpoint Shopping Center Redevelopment
Arlington Heights, IL

Acqusition & Hold Costs

Acquisition Costs S 1,055,774

Real Estate Taxes S 669,400 2 Years

Other Prop Op Costs S 212,668 Thru3/31/22

Est. Prop Op Costs until At Home Rent Commencement S 175,000

Interest Carry on Financing S 520,000

Sub-Total $ 2,632,842

Soft & Hard Construction Costs

Architectural & Engineering $ 95,000

Legal Fees $ 55,000

Leasing Commissions S 420,000

Miscellaneous Costs $ 230,000

Development Fee $ 221,894

HVAC S 275,000

Lot Landscaping S 30,000

Monument Sign S 75,000

Parking Lot S 675,000

Parking Lot Lights S 45,000

RIRO Access $ 100,000

Roof $ 642,000

Fagade Renovation Aliowance $ 650,000 At Home completing Fagade, Asbestos, & Interior Demo

Tenant Improvement Allowance $ 550,000
Asbestos $ - Reimbursing At Home through T1
Demo S - Reimbursing At Home through T

Utility & Fire Alarm Split - New S 100,000

Subtotal: $ 4,163,894

Total Project Costs* $ 6,796,736



November 5, 2021- Final Signed LOI

RPS Arlington

4921 Centre Pointe Drive

Suite 300

North Charleston, SC 29418

RE: 730 E. Rand Road, Arlington Heights, IL 60004

Dear Chatles:

This is a proposal to lease the former BIF Furniture property located in Arlington Heights, IL
subject to the following terms and conditions.

1.

DAL:857421.1

PARTIES: The parties to the transaction shall be RPS Arlington (“Landlord”) and
At Home Stores LLC, a Delaware limited liability company (“Tenant”).

DEMISED PREMISES: Landlord shall lease to Tenant the premises consisting of
a 100,501 square foot building (“Building”); the land underneath the Building; and
all site improvements to be used for parking, ingress, and egress to public roads
and other purposes (“Common Areas”) as depicted on the attached site plan
identified as Exhibit B (‘Demised Premises”).

STREET ADDRESS: 730 E. Rand Road, Arlington Heights, IL 60004

TERM: Tenant shall have a ten (10) year term (“Primary Term") from Rent
Commencement Date.

OPTIONS: Tenant shall have three (3) successive five (5) year options (“Options”)
to extend the term of the lease by providing Landlord a six (6) month written notice
of its intent to exercise.

RENT: Tenant shall pay Landlord the following annual fixed NNN rent during the
Primary Term and Options (“Rent”).

a. Primary Term: $703,507 NNN
b. 1st Option: $759,787 NNN
c. 2nd Option: $820,570 NNN
d. 3rd Option: $886,216 NNN

LEASE COMMENCEMENT DATE: Upon the Delivery Date as defined below.

RENT COMMENCEMENT DATE: The payment of Rent and all other obligations
under the lease shall commence the earlier of: (i) the grand opening of Tenant's
store to the public, or 120 days after Tenant accepts possession of the Demised
Premises in the condition required herein (defined in Article 10); and (ii) after
substantial completion of Landlord’s Work (defined in Article 11). Interior
demoalition to be completed by Tenant along with any abatement work.



10.

1.

12.

13.

14.

DAL:857421.1

DELIVERY DATE: Landlord shall deliver exclusive possession of the Demised
Premises to Tenant no later than Q1 2022 (“Delivery Date”).

DELIVERY CONDITIONS: Tenant's acceptance of the Demised Premises from
Landlord shall be conditioned upon the: (i) substantial completion of Landlord’s
Work; (i) delivery of the Demised Premises in compliance with all laws,
regulations, codes, ordinances including but not limited to and the American’s with
Disabilities Act; (iii) delivery of the Building in a water tight condition and in good
condition and repair; (iv) delivery of all building mechanical systems in good
condition and repair; (v) delivery of the parking lot and site utilities in good
condition and repair; (vi) receipt of Landlord's approval of Tenant's construction
plans; (vii) receipt of all required third party approvals; (viii) receipt of an executed
subordination, non-disturbance and attornment agreement from Landlord's
lender(s) [and the primary landlord], if applicable, (ix) receipt of a building permit
and all other required governmental and quasi-governmental permits and
approvals,; (collectively, “Delivery Conditions”). Tenant shall assume no liability
for pre-existing environmental conditions or environmental conditions continuing
and related to a pre-existing condition other than asbestos abatement if applicable.

LANDLORD’S WORK: Landlord shall deliver the Demised Premises to Tenant
with the substantial completion of all work setforth on EXHIBIT A and in a broom
clean condition (“Landlord’s Work”). Landlord's Work shall be completed on or
before the Delivery Date. Landlord to entitle and install a right in right out into the
property from Rand Road if approved by the Village of Arlington Heights and Hlinois
Department of Transportation.

TENANT'S WORK: Tenant accepts delivery of the Demised Premises “As-Is”,
subject to substantial completion of Landlord’s Work and the fulfillment of the
Delivery Conditions. Tenant shall complete all work required to open the Building
as a typical At Home store pursuant to Tenant’s Plans (“Tenant's Work") and
Landlord agrees to cooperate with Tenant in applying for and obtaining any
required permits and approvals. At the end of the lease all Tenant improvements
shall belong to the Landlord and all furniture, fixtures and equipment provided and
installed by Tenant shall remain property of the Tenant.

TENANT'S PLANS: Tenant shali provide Landlord with a copy of its construction
plans outlining in detail Tenant's Work (“Tenant's Plans”) to the Building and
Common Areas, if applicable. Landlord shall have fifteen (15) business days after
receipt to approve or reject Tenant's Plans with detailed comments.

REPAIRS: During the term of the lease (and any extensions thereof), Landlord
and Tenant shall have the responsibility to maintain and repair the Demised
Premises as foliows:

a. Landlord shall be responsible for maintaining, repairing and replacing the:

i Structural portions of the Shopping Center, the Demised Premises,
and the structural components of the Building, including but not
limited to theinterior and exterior walls, foundation systems and all
other structural components;

ii. Building roof, roof insulation, and roof deck;



15.

16.

17.

18.

19.

20.

21.

22.

23.

DAL:857421.1

jii. Utilities to the point that they enter the Building; and

b. Tenant shall be responsible for maintaining and repairing all items not
reserved for the Landiord.

COMMON AREA MAINTENANCE: Landiord shall maintain, repair and replace all
Shopping Center common areas in a manner similar to comparable shopping
centers.. Tenant shall maintain and repair the Common Areas and Parking ot
contained within the Demised Premises in a manner and Tenant shall contribute
to the upkeep of the common areas of the shopping center. Controllable Expenses
not to exceed 0.75 per square foot ($75,375 per year)

REAL ESTATE TAXES: Tenant shall pay all real estate taxes attributable to the
Demised Premises as set forth in a separate tax parcel. Real Estate Taxes are
currently estimated at $2.25 psf.

INSURANCE: Tenant shail add the Demised Premises to its existing blanket
insurance policy and keep in place a general liability policy naming the Landlord
as an additional insured and shall make no other contribution toward Building
property damage insurance or Shopping Center common area liability insurance.
To be further discussed in the lease with input from risk management.

UTILITIES: Landlord shall provide separately metered utilities to the Demised
Premises and Tenant shail pay all charges for those utilities furnished to the
Demised Premises during Primary Term and Options.

SIGNAGE: Tenant shall be entitled to install its standard signage package on the
Building subject only to governmental approvals. Tenant shall aiso have the right
to install its sign panel in the location and on ail pylon and moniument signs which
contained a BIF Furniture sign subject only to approval from governmental
authorities. Tenant to have top billing on three existing monument signs — two on
Rand Road and one on Palatine Road. Landlord to install a single tenant pylong
sign fronting Rand Road for Tenant's exclusive use if approved by the Village of
Arlington Heights. Signage is a contingency of deal.

EACADE: intentionally Deleted. See Work Exhibit

BROKERAGE COMMISSION: Landlord and Tenant acknowledge that other than
Adam Cody of JLL and RealtyLink Commercial (the “Brokers”), no other brokers,
agents or other parties are due a brokerage commission or fee as a resutt of this
transaction. Landlord shail be responsible for paying any and all fees owed to the
Broker pursuant to the terms of a separate brokerage agreement between
Landlord and Broker.

CONFIDENTIALITY: Landiord and Tenant shall keep the matters concerning this
proposal-and its negotiation confidential and not disclose any material information
to third parties.

PARKING RATIQ: The Shopping Center and Demised Premises shall at all times
maintain a minimum parking ratio of 4 parking spaces for each 1,000 square feet
of building floor area or greater, if required by local zoning ordinances. Outlots




24,

25.

26.

27.
28.

29.

DAL:857421.1

shall be self-parked and all retail and offices uses located in outlots shall maintain
a minimum parking ratio of 5 spaces for each 1,000 square of building floor area..
All inline and outlot restaurants shall maintain a minimum parking ratio of: (i) 10 to
1 if 5,000 square feet of building floor area or less; (i) 15 to 1 if 5,000 ~ 7,000
square feet building floor area; and (iii) 20 to 1 if >7,000 square feet of building
floor area.

SITE PLAN RESTRICTIONS: All Shopping Center buildings, including outlots,
shall be placed within permissible building areas and shall meet the minimum
parking ratio trequirements outlined herein. Outlot buildings shall: (i) not exceed
one storey and 25’ in height, (ii) not contain more than one occupant, and (iii) self
maintain their common areas. No inline restaurant shall be located within 300 feet
of the At Home building and no theatre, healith spa or gym shall be located within
1000 feet of the At Home building. This term shall only apply to areas owned and
controlled by the Landlord. Ariington RPS only controls the Demised Premises.

TENANT RENT CREDIT: Landlord acknowledges that Tenant must make
improvements to the Demised Premises prior to occupying the Building and using
the Common Areas. In consideration for Tenant improving the Demised Premises
Landiord shail waive Rent during the first 6 months of the Primary Term but not
Additiona! Rent.

TENANT IMPROVEMENT ALLOWANCE: Landlord shall pay to Tenant an
allowance in the amount of $550,000 to offset the costs Tenant will incur in
improving the Demised Premises for its occupancy (“Tenant improvement
Aliowance”). The Tenant Improvement Allowance shall be paid to Tenant as
follows: (i) 50% after a lease agreement is fully executed, all contingencies are
waived, and Tenant receives its building permit; and (ii) 50% after Tenant opens
for business to the public and provides Landlord with a copy of its final or temporary
certificate of occupancy and all standard documentation evidencing the completion
and payment of Tenant’s Work.

CO-TENANCY REQUIREMENTS: Intentionally Deleted

OPTION TO TERMINATE: Tenant shall have a one time option to terminate the
lease if Tenant's store sales for the 79" month thru the 90 month of the Primary
Term do not exceed $8,100,000.00. Tenant may exercise the option by delivering
written notice to landiord at any time during the 90™ month thru the 91* month of
the Primary Term (“Termination Notice”). If Tenant exercises the option, the lease
shall terminate and Tenant shall vacate the Demised Premises no later than last
day of the next February (“Lease Termination Date”) after Landiord’s receipt of the
Termination Notice. Tenant shall be responsible for the payment of rent and other
charges under the lease thru the Lease Termination Date.

NON-BINDING- Landiord and Tenant each acknowledge that a transaction of this
type involves terms and conditions which have not yet been agreed upon and that
this letter is in no way intended to be a complete or definitive statement of all of the
terms and conditions of the proposed transaction, but contemplates and is subject
to the negotiation and execution of a lease and other legal agreements. Landlord
and Tenant further acknowledge that they are both expending time and money on
this transaction at their own risk. Neither Landiord or Tenant shall be legally bound



in any manner unless and until approval of the terms set forth in this letter have
been obtained from Tenant's real estate committee, board of directors and the
lease and all related legal agreements have been executed and delivered by both
parties. Notwithstanding the previous sentence, both parties agree that Article #22
shall be a binding agreement.

Time is of the essence, therefore this letter shall remain open until November 1, 2021 at 5:00 pm
Central Standard Time. If both parties hereto do not execute the letter by this time, the letter shall
become null and void and neither party shall have any further obligations to one another
hereunder except for Article #22 above.

Sincerely,

Tenant: At Home Stores LLC
By: é ﬁ@";ﬂ&\,

Name: Carolyn Glover

Its: Real Estate Director

Dated: 2~ -2+

Landlord: ﬁ?ﬁ drﬂnebn
Name: 5@”’?6)’“}73
Its: ngtgef

Dated: ” lS)(Zi

cc: Dean M. Zurmely

DAL:857421.1



Exhibit A “Landiord’s Work”

o Landlord shall replace the roof, HVAC system and the parking lot.

« Split the following systems and provide Tenant with separate utility meters.

o

o 0 0O 0O

(o]

Fire protection system

Electrical system

Water system

HVAC system

Site lighting and pylon sign systems

Facade- Landlord shall replace the existing building facade and improve to the Tenant’s
standard which includes increasing the fagade’s height. Tenant to approve final facade
improvement design and elevations which are to be included in the lease. City approval
of 50’ “house” is a contingency of deal. LL is responsible for refacing/cleaning up the
facade and doing ali work outside of Tenant’s “house” which Tenant shall

construct. LU's work will include removing windows, canopies, etc to match Tenant's
proposed elevation.

Right in Right Qut — LL shail entitle and install a right in — right out to the premise from Rand
Road. City approval of right in/right out will not be a contingency of deal.

s Pylon Signage — LL shall entitle and install a free standing pylong sign fronting Rand
Road for Tenant's exclusive use. City approval of signage is a contingency of deal.

DAL:857421,1
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At Home Project Timeline

Project Sta rt: 4/1/2022
Grand Opening: 11/11/2022

Project Description

Building
Fagade Modifications
Design Commission Review
Submit Plans for Permit
Construction Duration

Separate Utilities
Submit Pians for Permit
Construction Duration

HVAC Replacement
Submit Plans for Permit
Construction Duration

Roof Replacement
Submit Plans for Permit
Construction Duration

Tenant
Build-Out
Submit Plans for Permit
Construction Dura tion

Fixturing
Sub mitPla nsfor Permit
Construction Dura ton

Site/Civil
Monument Signage
Design Commission Review
Sub mitPla nsfor Permit
Construction Dura tion

Curb Rework and Parking Lot
Design Commission Review
Sub mitPia nsfor Permit
Construction Dura tion

Right-In/Right-Out
Sub mitPla nsfor Permit
Constructin Dura tion

Start

4/12/22
4/13/22
5/ 16/22

4/13/22
5/16/22

4/13/22
6/20/ 22

4/13/22
7/1/22

4/13/22
5/16/22

4/13/22
10/17/22

4/12/22
4/13/22
8/1/22

4/12/22
4/13/22
7/25/22

6/1/22
7/18/22

Finish

4/12/22
5/13/22
8/5/22

5/13/22
6/ 10/22

5/13/22
7/ Y22

5/13/22
7/22/22

5/13/22
10/14/22

5/13/22
1/4/22

4/12/22
5/13/22
8/5/22

4/12/22
5/13/22
8/12/22

6/15/22
8/12/22
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EXHIBIT H
CERTIFICATE OF EXPENDITURE

To: Village of Arlington Heights
33 S. Arlington Heights Rd.
Arlington Heights, IL 60005
Attention: Village Manager

From: RPS Arlington, LLC (“Developer”)

Subject: Redevelopment Agreement dated , 2022, by and between the Village of
Arlington Heights and RPS Arlington, LLC ("Redevelopment Agreement’)

Date:

This is a Certification Request, submitted pursuant to Section 8.C of the Redevelopment
Agreement, requesting the Manager to approve this certificate of expenditure for the
Redevelopment Project Costs detailed in the attached schedule. The undersigned hereby
certifies that:

i. The Developer actually incurred such Redevelopment Project Costs;

ii. Such Redevelopment Project Costs are also “redevelopment project costs”
as defined in the TIF Act;

ii. Reimbursement is permitted pursuant to the Redevelopment Agreement,
the TIF Act, and the Redevelopment Plan;

iv. The Developer is not in default or breach of any obligation under the
Redevelopment Agreement which constitutes an Event of Default; and

V. An Anchor Tenant has commenced occupancy and operations in the
Building, in satisfaction of the Redevelopment Agreement.

Terms capitalized herein have the meanings specified in the Redevelopment Agreement,
the terms of which are incorporated herein by reference.

RPS Arlington, LLC
By:

Its:




ATTACHMENTS TO CERTIFICATION OF EXPENDITURE

Schedule of Redevelopment Project Costs

Bills, contracts, invoices, and other evidence that Developer has
incurred and paid all Redevelopment Project Costs

Sworn statements and lien waivers

Proof of Anchor Tenant occupancy and commencement of
operations.



EXHIBIT I
TRANSFEREE ASSUMPTION AGREEMENT

THIS AGREEMENT is made as of this day of , 202_, between the
VILLAGE OF ARLINGTON HEIGHTS, an lliinois municipal corporation (“Village”), and RPS
ARLINGTON, LLC, a Florida limited liability company (“Developer”), and
(“Transferee”).

WITNESSETH:

WHEREAS, pursuant to that certain real estate sale contract dated
20__, the Transferee agreed to purchase from Developer certain real property situated in Lake
County, lllinois and legally described in Exhibit 1 attached to and, by this reference, made a part
of this Agreement (“Property”); and

WHEREAS, following the conveyance of the Property by Developer, the
Transferee will be the legal owner of the Property; and

WHEREAS, as a condition to the conveyance of the Property by Developer, the

Village and Developer require that the Transferee agree to comply with all the terms,

requirements, and obligations set forth in that certain Development Agreement, dated as of

, 202_, and recorded in the office of the Lake County Recorder on

202_, as Document No. , by and between the Village and Developer
(“Development Agreement”),

NOW, THEREFORE, in consideration of the agreement of Developer to convey
the Property to the Transferee, and of the Village to accept the transfer of obligations as provided
herein and to grant the releases granted herein, and for other good and valuable consideration,
the receipt and sufficiency of which are hereby acknowledged, it is hereby agreed by, between,
and among the Village, Developer, and the Transferee as follows:

1. Recitals. The foregoing recitals are by this reference incorporated herein
and made a part hereof as substantive provisions of this Agreement.

2. Assumption of Obligations. The Transferee, on its behalf and on behalf
of its successors, assigns, heirs, executors, and administrators, hereby agrees, at its sole cost
and expense, to comply with all of the terms, requirements, and obligations of the Development
Agreement, including all exhibits and attachments thereto, regardless of whether such terms,
requirements, and obligations are to be performed and provided by, or are imposed upon,
Developer of the Property.

3. Payment of Village Fees and Costs. In addition to any other costs,
payments, fees, charges, contributions, or dedications required by this Agreement, the

Development Agreement or by applicable Village codes, ordinances, resolutions, rules, or
regulations, the Transferee must pay to the Village, immediately upon presentation of a written
demand or demands therefor, all legal, engineering, and other consulting or administrative fees,
costs, and expenses incurred in connection with the negotiation, preparation, consideration, and
review of this Agreement.

{00125746.7} I-1



4. Acknowledgment and Release of Developer. The Village hereby
acknowledges its agreement to the Transferee’s assumption of the obligation to comply with the

terms, requirements, and obligations of the Development Agreement, including all exhibits and
attachments thereto, and the Village hereby releases Developer from any personal liability for
failure to comply with the terms, requirements, and obligations of the Development Agreement.

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

ATTEST: VILLAGE OF ARLINGTON HEIGHTS,
an lllinois municipal corporation
By:

Village Clerk Its: Village Manager

ATTEST: RPS ARLINGTON, LLC,
a Florida limited liability company

By: By:

Its: ' Its:

ATTEST: [TRANSFEREE]

By: By:

Its: Its:

{00125746.7} 12
















































































































































ATTACHMENT F and K (TIF 5)

SEE ATTACHED



VILLAGE OF ARLINGTON HEIGHTS, ILLINOIS
BALANCE SHEET
TAX INCREMENT FINANCING FUND
TIF V

December 31, 2022

ASSETS
Cash and cash equivalents $ 3,254,318
Property taxes receivable 1,311,892
Accrued interest receivable 1,639
TOTAL ASSETS $ 4,567,849

LIABILITIES, DEFERRED INFLOWS
OF RESOURCES AND FUND BALANCE

LIABILITIES
None $ -

Total liabilities -

DEFERRED INFLOWS OF RESOURCES

Unavailable revenue 738,100
Total liabilities and deferred inflows of resources 738,100
FUND BALANCE
Restricted for community development 3,829,749
Total fund balance 3,829,749

TOTAL LIABILITIES, DEFERRED INFLOWS
OF RESOURCES AND FUND BALANCE $ 4,567,849

(See independent auditor's report.)



VILLAGE OF ARLINGTON HEIGHTS, ILLINOIS

SCHEDULE OF REVENUES, EXPENDITURES AND
CHANGES IN FUND BALANCE
TAX INCREMENT FINANCING FUND
TIF V

For the Year Ended December 31, 2022

REVENUES
Property taxes
Investment income
Total revenues
EXPENDITURES
Contractual services
Capital outlay
Total expenditures
NET CHANGE IN FUND BALANCE
FUND BALANCE, JANUARY 1

FUND BALANCE, DECEMBER 31

(See independent auditor's report.)

1,193,760
41,887

1,235,647

17,325
1,354,511

1,371,836

(136,189)

3,965,938

3,829,749




Attachment L : Auditors Letter (TIF 5)




1415 West Diehl Road, Suite 400
Naperville, IL 60563

630.566.8400

INDEPENDENT ACCOUNTANT’S REPORT ON
MANAGEMENT’S ASSERTION OF COMPLIANCE

The Honorable Mayor and
Members of the Board of Trustees
Village of Arlington Heights, Illinois

We have examined management’s assertion that the Village of Arlington Heights, Illinois (the
Village), complied with the provisions of subsection (q) of Section 11-74.4-3 of the Illinois Tax
Increment Redevelopment Allocation Act (Illinois Public Act 85-1142) during the year ended
December 31, 2022. Management is responsible for the Village’s assertion. Our responsibility is to
express an opinion on management’s assertion about the Village’s compliance with the specific
requirements based on our examination.

Our examination was made in accordance with the standards established by the American Institute
of Public Accountants. Those standards require that we plan and perform the examination to obtain
reasonable assurance about whether management’s assertion about compliance with the specified
requirements is fairly stated, in all material respects. An examination involves performing
procedures to obtain evidence about whether management’s assertion is fairly stated, in all material
respects. The nature, timing, and extent of the procedures selected depend on our judgment,
including an assessment of the risks of material misstatement of management’s assertion, whether
due to fraud or error. We believe that the evidence we obtained is sufficient and appropriate to
provide a reasonable basis for our opinion.

We are required to be independent and meet our other ethical responsibilities in accordance with
relevant ethical requirements relating to the engagement.

Our examination does not provide a legal determination on the Village’s compliance with the
specified requirements.

In our opinion, management’s assertion that the Village of Arlington Heights, Illinois, complied with
the aforementioned requirements for the year ended December 31, 2022, is fairly stated in all
material respects.

This report is intended solely for the information and use of the Board of Trustees, management and
the Illinois Department of Revenue, Illinois State Comptroller’s office and the Joint Review Board
and should not be used by anyone other than these specified parties.

Scbict L8P

Naperville, Illinois
June 15, 2023



Attachment N: Third Party Verification of Rate of Return on
Redevelopment Projects (TIF V)

Southpoint RPS Arlington, LL.C
Southpoint MJR — Southpoint Real Estate, LL.C



JZ{ SBFRIEDMAN

MEMO

To: Village of Arlington Heights

From: SB Friedman Development Advisors, LLC

Date: May 6, 2022

RE: RPS CAPITAL TIF UNDERWRITING ANALYSIS — UPDATED CONSTRUCTION BUDGET

SB Friedman Development Advisors, LLC (SB Friedman) was engaged by the Village of Arlington Heights (the "Village”)
to conduct a financial review of a proposed public/private financing arrangement that would assist in the
redevelopment of a vacant 100,501 square foot (SF) anchor space at Southpoint Shopping Center. RPS Capital (the
"Owner”) is negotiating with a national furniture retailer to occupy the space, which would require replacing the
building’s roof, remediating asbestos in the building, and renovating the building and parking lot (the "Project”). The
Owner has indicated that public assistance, in the form of tax increment financing (TIF), is needed for the Project to be
financially feasible.

On February 18, 2022, we submitted to the Village a memo concluding that the Project does not appear to be financially
feasible without public assistance and would likely require public participation, at the amount requested, to proceed as
presented. Since submittal of our memo, the Owner provided an updated budget which resulted in a $130,000
reduction in development costs.

SB Friedman tested the impact of the budget reduction on Project returns. In doing so, we reduced the Owner’s
updated developer fee from $222K to $158K for the purposes of sizing public assistance. This aligns with our standard
developer fee assumption for projects requesting public assistance, which is 4% of TDC, net of acquisition (discussed
further in our February 18 memo). Assuming all other Project assumptions remain constant, the unleveraged IRR with
the full requested assistance increases from 9.5% in the original analysis to 10.1% with the updated budget.

It is our understanding that the Village is seeking to hold the Owner to the 9.5% return estimated in our original analysis.
To do so, the public participation could be limited to $1.3 million, as presented below. The need for assistance appears
to be driven by the negotiated rent, which does not fully support redevelopment costs.

Table 1. Estimated Returns

. Original Budget - Updated Budget - Updated Budget -
Returns Metric Full Request Full Request $1.3M in Assistance
Unleveraged IRR 9.5% 10.1% 9.5%
Requested Assistance $1.5 million $1.5 million $1.3 million

Source: Source: RPS Capital, SB Friedman

SB Friedman Development Advisors 312 424 4250
221N LaSalle St Suite 820 Chicago IL 60601 sbfriedman.com



Village of Arlington Heights / MJR/Southpoint TIF Underwriting Analysis

Figure 4. Estimated Project Returns

Project -
$600,000
Assistance

Project - Industry

Returns Metric Benchmark [1]

No Assistance

Unleveraged IRR

7.5% Terminal Cap Rate 4.7% 6.2% 7.2-10.0%
7.0% Terminal Cap Rate 52% 6.7% 8.7% average
Leveraged IRR

7.5% Terminal Cap Rate 5.2% 10.4%

X 12.0% average
7.0% Terminal Cap Rate 6.9% 11.7%
Debt Coverage Ratio at
Stabilization (Year 1)

[1] Based on data available through RERC, Quarter 12022, for top tier retail investment properties in the Midwest

and through Realty Rates, Quarter 1, 2022, for freestanding retail properties

Source: MJR/Southpoint Real Estate Holding Company, LLC, SB Friedman

1.22 1.37 1.42

Conclusions and Recommendations

The Project does not appear to generate sufficient returns or meet typical debt coverage requirements without public
assistance. Therefore, the Project would likely require public participation at the amount requested to proceed as
presented. The need for assistance appears to be driven by the relationship between achievable rents and site prep
and hard construction costs. Site prep costs, net of the stormwater pond improvements, represent a significant portion
of the Project budget (22% of TDC), while the hard construction costs appear high relative to comparable projects
observed by SB Friedman. However, the Developer provided a detailed construction cost breakdown prepared by
Innovative Construction Solutions, Inc. for both the site prep and hard construction costs, with multiple bids for many
of the budget line items. Therefore, the budgeted costs appear to represent the actual conditions of the Site, as well
as the contemplated development program and design. The costs also appear to reflect the current inflationary cost
environment.

If the Village proceeds with structuring a public-private financing arrangement to facilitate development of the Site,
we recommend a check-in at Project completion and when tenants are secured for the second building to evaluate
whether final costs and rental terms align with those that were used to size the public assistance. If cost savings or
improved cash flow generation were achieved, the public assistance could be recalibrated.

SB Friedman Development Advisors 5
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