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February 28, 2017
Mr. Ares G. Dalianis, Partner
Franczek Radelet
300 S. Wacker Drive, Suite 3400
Chicago, Illinois 60606
Re: Preliminary Opinion of the Hoffman Estates, Route 72 and Route 59 Tax
Increment Financing Eligibility Report
Dear Mr. Dalianis:
In accordance with your request, Allen L. Kracower & Associates, Inc. (ALKA) has
undertaken a preliminary review of the proposed Hoffman Estates TIF Eligibility Report
(Route 72 and Route 59) prepared by Laube Consulting Group, LLC. The ALKA report is
preliminary and is based on the information contained in the Eligibility Report and
Redevelopment Plan. We would require additional time and additional documentation via
FOIA and other sources to render a final opinion. The Eligibility Report is based on a
total of 203 acres of property; however, 145 acres of the land are not within the corporate
limits of the Village of Hoffman Estates as of the date of the Redevelopment Plan and
Report (December 12, 2016). As of that date, only 58 acres were within the corporate
boundaries of Hoffman Estates. Please note, the Notice of Hearing attached to the
Redevelopment Plan indicates that the Project Area contains approximately only 184
acres, contrary to what is stated in the Eligibility Report and Redevelopment Plan. The
author of the Eligibility Study opines that “the ultimate responsibility for designation lies
within the Village.” As of the date of the Eligibility Report, the project cannot qualify as
a TIF as most of the redevelopment project area is outside the corporate limits of the
Village of Hoffman Estates.

Executive Summary
1. The Eligibility Report qualifies the redevelopment project area as Blighted Vacant
Land under both the one-factor and two-factor tests.
Blighted Vacant Land:
Opinion of ALKA: Regardless of the testing format, it is the preliminary
opinion of ALKA that the redevelopment project area does not qualify for a
Blighted Vacant TIF.
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2. Under the one-factor test, the report relies on the finding of Chronic Flooding for
qualification.
Chronic Flooding:
Opinion of ALKA: The redevelopment project area does not comply with the
chronic flooding criteria of the Tax Increment Allocation Redevelopment Act
(Act). Only 22% of the total 203-acre property is subject to flooding.
Approximately 78% is not subject to flooding. Based on aerial photographs,
a general site inspection, and other information, most of the property has
been used for continued agricultural purposes, and physical improvements
have been made to sustain agricultural operations.
3. Under the two-factor test the study relies on Obsolete Platting and Declining
Equalized Assessed Valuation.
Obsolete Platting:
Opinion of ALKA: The redevelopment project area does not comply with the
obsolete platting provision of the Act. There are five (5) large parcels that do
not suffer from “limited or narrow size or configurations of parcels of
irregular size or shape.” In fact, the parcels are regular in size and shape,
and they are well suited for development. The site plan prepared for the
development of the property clearly illustrates that the parcels do not deter
development but rather encourage intense development.
Declining Equalized Assessed Valuation (EAV):
Opinion of ALKA: We have no opinion at this time, as further research
would be required.
4. Purpose and Intent of the Tax Increment Allocation Redevelopment Act.
Purpose and Intent:
Opinion of ALKA: The redevelopment project area does not comply with the
purpose and intent of the Act. Not every vacant property with minor flooding
can qualify as a TIF. The purpose and the intent of a TIF are described in the
following section of this opinion.
5. The TIF Eligibility Report classifies the redevelopment area as vacant.
Definition of Vacant:
Opinion of ALKA: This classification may be problematic, but it will require
further analysis.
6. The Redevelopment Plan indicates a municipal budget of $53,000,000. This is a
very substantial project without any projected benefit to the public other than an
abstract concept land plan and an unsubstantiated projected EAV of $200,000,000.
But for Test:
Opinion of ALKA: A “But for Test” has not been completed; however, the
costs and revenues are suspect given the lack of foundation. Further, the
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impact to local taxing jurisdictions could be substantial and harmful. A
further analysis of this factor is recommended.
7. Conformity to the Comprehensive Plan. The Redevelopment plan indicates the
redevelopment project complies with the Village’s Comprehensive plan adopted
in 2007 and amended in 2009.
Comprehensive Plan:
Opinion of ALKA: Preliminarily, it is the opinion of ALKA that the
redevelopment plan is inconsistent with the Village’s comprehensive plan.
Further research is required.

Purpose and Intent of the Tax Increment Allocation Redevelopment Act
Opinion of ALKA: It is the opinion of ALKA that the TIF designation is non-compliant
with the purpose and intent of the Act.
The TIF is intended for areas that are experiencing severe conditions where conditions
are “…detrimental to the public safety, health, morals or welfare...” The Act defines a
specific purpose and intent so that deteriorating and blighted areas may be eradicated.
The Act does not authorize local levels of government to declare that any vacant property
that has had some degree of storm water inundation to be declared blighted. If this were
the case, then almost any agricultural property could be considered as part of a TIF
district.
In particular the Act 65 ILCS 5/11-74.4-2, Sec. 11-74.4.2 (a), states:
It is hereby found and declared that there exist in many municipalities within this
State blighted conservation and industrial park conservation areas, as defined
herein; that conservation areas are rapidly deteriorating and declining and may
soon become blighted areas if their decline is not checked; that the stable
economic and physical development of the blighted areas, conservation areas and
industrial park conservation areas is endangered by the presence of blighting
factors as manifested by progressive and advanced deterioration of structures, by
overuse of housing and other facilities, by lack of physical maintenance of
existing structures, by obsolete and inadequate community facilities and lack of
sound community planning, by obsolete platting…that as a result of the existence
blighted areas and areas requiring conservation, there is an excessive and
disproportionate expenditure of public funds, inadequate public and private
investment, unmarketability of property, growth in delinquencies and crime, and
housing and zoning law violations in such areas together with abnormal exodus
of families and businesses so that the decline of these areas impairs the value of
private investments and threatens the sound growth and the tax base of taxing
districts in such areas, and threatens the health, safety, morals and welfare of the
public…
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The TIF project redevelopment area is a 203-acre agricultural property that bears no
relationship to the intent and purpose of the Act. Further, as set forth in the following
sections of this report, the project redevelopment area does not qualify as blighted as it
fails to qualify due to either chronic flooding or obsolete platting.

Chronic Flooding:
Opinion: It is the opinion of ALKA that the Chronic Flooding factor is noncompliant with the purpose and intent of the Act.
The Act requires, “If vacant, the sound growth of the redevelopment project area is
impaired by one of the following factors that (i) is present, with that presence
documented, to a meaningful extent so that the municipality may reasonably find that the
factor is clearly present within the intent of the Act…”
The Act further states:
The area prior to its designation, is subject to (i) chronic flooding that adversely
impacts on real property in the area as certified by a registered professional
engineer or appropriate regulatory agency or (ii) surface water that discharges
from all or part of the area and contributes to flooding within the same
watershed, but only if the redevelopment project provides for facilities or
improvements to contribute to the alleviation of all or part of the flooding.
The redevelopment Plan illustrates five (5) parcels with separate PIN numbers; however,
the Eligibility study finds that only two (2) parcels representing 22% of the 203 acres are
subject to flooding. PIN 01-33-100-002 is depicted to have approximately 34.5 acres of
the 78.53 acres within the 100-year flood plain and PIN 01-28-301-003 is depicted to
have only approximately 5 acres (7.2%) of 69.06 acres in the flood plain. In this respect,
78% of the project redevelopment area is not subject to flooding. Certainly, one would
conclude that CHRONIC flooding is not present to a meaningful extent. There is no
analysis to indicate the various drainage improvements that have been made to the
subject property such as drain tiles and other improvements precedent to and after 2008,
when FEMA issued a LOMR that defined the area to have only 22% of the TIF subject to
flooding. Based on preliminary information, we have been advised that drainage tile
experts have worked on the property and that successful agriculture operations exist on
the property. A review of an aerial photograph of the total property indicates that most of
the property is being farmed, and it is probable that the farmed area has been improved
with various drainage improvements. Prior to its designation, the farmed areas were
adequately improved to permit an agricultural use and flooding was not “…reasonably
distributed throughout the vacant part of the redevelopment project area…” It is the
opinion of ALKA that flooding was NOT “…documented, to a meaningful extent so that
the municipality may reasonably find that the factor is clearly present within the intent of
the Act and (ii) is reasonably distributed throughout the vacant part of the redevelopment
project area to which it pertains…”
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Obsolete Platting:
Opinion: It is the opinion of ALKA that the redevelopment project area does not
comply with the obsolete platting provision of the Act.
There are five (5) large parcels that do not suffer from “limited or narrow size or
configurations of parcels of irregular size or shape.” In fact, the parcels are regular in size
and shape, and they are well suited for development. There is also failure to provide any
meaningful and well documented evidence that the shape or size of the five (5) parcels at
issue would interfere with the economic development of the redevelopment project area.
The site plan prepared for the development of the properly clearly illustrates that the
parcels do not deter development, but rather encourage intense development. The
redevelopment area consists of 203 acres, and given its size, has great flexibility for
future development.

Sincerely,
Allen L. Kracower
Allen L. Kracower, President
ALLEN L. KRACOWER & ASSOCIATES, INC.
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Vitae of Allen L. Kracower, President of Allen L. Kracower & Associates, Inc.

Allen L. Kracower has practiced planning for over 46 years in both the public and private
sectors. Between 1965 and 1970 Mr. Kracower served with the U.S. Department of
Housing and Urban Development. He was appointed to the position of Special Assistant
to the Regional Administrator of the U.S. Department of Housing and Urban
Development. In this capacity, he assisted with the administration of the agency’s Federal
domestic programs for the midwestern portion of the United States encompassing Illinois,
Indiana, Michigan, Ohio, North Dakota, South Dakota, Nebraska, Iowa and Minnesota.
Mr. Kracower founded the firm of Allen L. Kracower & Associates, Inc. during 1970, and
continues to serve as the President of the firm. Mr. Kracower is a professional land
planner, real estate consultant and landscape architect. He practices a variety of
professional services including land planning, zoning, fiscal impact analysis, municipal
planning, landscape architecture and real estate consulting. He has been responsible for
planning over 300,000 acres of land throughout the Chicago Metropolitan Area and has
rendered services to both private and public clients. His planning projects have ranged in
size between 5 acres and 2,000 acres of land, and have included residential, commercial,
industrial, aviation, wind farms and planned unit developments. Mr. Kracower has
prepared comprehensive municipal plans and zoning ordinances for local levels of
government, and has assisted numerous governmental bodies with a variety of
development related issues including site plan reviews. His professional services in the
private sector have been extensive, and he has provided both planning and real estate
consulting services to many major financial institutions, builders, developers and major
corporations, and religious institutions.
Mr. Kracower has given numerous speeches to public and private organizations, and
serves as a mentor to many individuals in the planning and legal professions. He has
served as a guest lecturer at Northwestern University, Loyola Law School, Carthage
College, the American Planning Association, the Illinois Attorney General’s Seminar and
the Illinois Municipal League and has been on the faculty of CLE International, where he
lectures on land use and zoning, highest and best use, eminent domain, and land planning.
Mr. Kracower has served as an expert planner and zoning consultant before numerous
planning and zoning boards and has testified in the trial courts of DuPage County, Lake
County, Kane County, McHenry County, Cook County, Will County, Boone County and
DeKalb County, as well as Federal Courts. He serves both as a planning and zoning
consultant as well as a real estate consultant and has rendered services to small
companies as well as to some of the largest companies in the United States. He has
consulted to and assisted numerous law firms, builders, developers, governmental
agencies and other public and private organizations. His expertise extends to almost all
areas of land use including industrial, residential, commercial, agriculture, office,
institutional, mining, energy, aviation, and infrastructure. Almost all his practice has been
in the United States.

6

