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To: Village of Long Grove

From: BridgetLane
Date: March 10, 2008

Re: Development Revenue Overview

The Village of Long Grove recently enacted a Tax Increment Financing District that covers its
Downtown and nearby commercial areas. That process was concurrent with a Master Plan and
development proposals that are expected to move forward now that TIF support is available. BDI
was asked to use the Downtown Master Plan and current proposals to expand on the information
in the TIF enabling documents by estimating both TIF and sales tax revenue projections for these
subareas:

The Historic Downtown

The proposed Sunset Grove Development

The proposed redevelopment of the office immediately south of Sunset Grove

The farm land south of the office building commonly known as the “Bluebird
Development”

The Promenade

e Restaurant Sites on the Archer Lot

e Old McHenry Road & Route 53 Triangle (Master Plan concepts).

This draft memo documents the assumptions underlying BDI’s estimates and provides tables
projecting revenues for each subarea. This analysis is based on generally accepted commercial
development principles; typical Chicago suburban costs, documents provided to the Village by
developers proposing projects, and today’s market conditions. It is important to note that current
market conditions are unsettled and that project timing is particularly sensitive to market
volatility. Delaying projects after a TIF is in place can significantly lessen the ultimate increment
created by a project and therefore dramatically affect the amount of financial support available as
a development incentive. Before support for a specific project is determined, it is important to use
appropriate bond and legal counsel to revisit these projections based on the conditions specific to
that project.



General Assumptions

1. Tax Increment: Current values were taken from the Ehler’s TIF Study and from the web site:
Lake County Illinois Maps Online. Values after development were estimated by assuming
that the township assessor would assign a market value of $135 per new commercial building
square foot. Property values increase at 2% per year,

2. Bonds: It was assumed that the Village would issue bonds backed only by the TIF Revenue
not Village full faith and credit. The bond term would be 20 years and the interest rate was
estimated at 8%. Factors that could increase the present value of bonds include lower interest
rates and higher assessed values. The value of the bonds would be lower if the project is
delayed and therefore revenue is delayed, if interest rates rise, or if the assessed value is
lower.

3. The Business District Sales Tax revenue is assumed to be %% of sales excluding groceries,
drugs and registered items (cars, motorcycles, trucks, RV’s, and Boats). This revenue must be
spent on public improvements inside the boundaries of a yet to be established business
district that is assumed to be contiguous to the TIF District boundary. Sales increase at 2%
per year.

4. The Municipal Sales Tax Revenue is 1% of all sales. Sales increase at 2% per year.

5. Local Sales Tax Revenue is assumed to be 1% of sales excluding groceries, drugs and
registered items (cars, motorcycles, trucks, RV’s, and Boats). This revenue must be spent on
public infrastructure and can be used anywhere in Long Grove. Sales increase at 2% per year.

Subarea Assumptions

The Historic Downtown

All existing buildings remain and Historic Downtown’s property values would increase 2% per
year creating a property tax increment. There also would be a new revenue source, the Business
District Tax. That tax is calculated on $300 per square foot sales.

Sunset Grove

Sunset Grove is expected to be built in two phases completed in 2010 and leased up over three
years with the supermarket and 1/3 of the other space the first year and 1/3 of the remaining other
space each of the next two years. Sales in the supermarket are expected to begin at national
medians and gradually rise to the top 10% volumes as reported in ULI’s Dollars & Cents of
Shopping Centers 2006. The other space is expected to average $250 per square foot because up
to a third of the space will be non-sales tax producing services.

Office Redevelopment

29,550 square feet of service commercial/office space and 9,450 square feet of retail space would
replace the existing office building. The market value assessment would be at $135 per square
foot. The retail would generate $300 per square foot,

Farm Land East of Route 83

Anticipating the need to absorb new products, this property’s development occurs in 2011, It was
assumed that building would occupy 20% of the land resulting in 130,000 square feet of
development. Due to poor access, office/services would occupy 75% of buildings and the balance
would be sales tax producing retail. The retail would generate $300 per square foot.



The Promenade
Another office building with the same EAV as the existing building is added.

Archer Lot Restaurants

Two 6,000 square foot restaurants are added in 2009. Two more in 2010 and another one in 2011,
Each restaurant is expected to sell $3 million.

Old McHenry Road & Route 53 Triangle

The Downtown Master Plan calls for approximately 40,000 square feet of retail space and either
office or multi-family residential on the balance of the property. Multi-story development allows
a 30% building area ratio to land while still preserving significant open space and floodway.
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