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REDEVELOPMENT AGREEMENT 
 

This Redevelopment Agreement (this “Agreement”) dated as of _______________________, 
2023 (the “Effective Date”) by and between the VILLAGE OF STEGER, an Illinois municipal 
corporation, (“Village”) and STEGER STORAGE, LLC, an Illinois limited liability company, 
(“Developer”).  The Village and Developer may, for convenience purposes only, be referred to as 
the “Parties” or each individually as a “Party.” 
 

RECITALS 
 

A.  The Village is a duly constituted and existing municipality within the meaning of 
Section 1 of Article VII of the 1970 Constitution of the State of Illinois and is a “home rule unit” 
under Section 6 of Article VII of the 1970 Constitution. 

 
B.  As a unit of local government under the laws of the State of Illinois, the Village has the 

authority to promote and protect the health, safety and welfare of the Village and its residents, to 
prevent the spread of and eradicate blight, to encourage private development to enhance the local 
tax base, to create employment opportunities and to enter into contractual agreements with third 
parties to achieve these goals. 
 

C.  The Village has undertaken a program for the redevelopment of certain property within 
the Village, pursuant to the Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1, 
et seq., as amended (the “TIF Act” or “Act”) to, among other things, finance redevelopment 
projects in accordance with the TIF Act. 
 

D.  In accordance with the conditions and requirements set forth in the TIF Act, the Village, 
pursuant to Ordinances Numbered 1119, 1120, and 1121 (the “TIF Ordinances”), all adopted on 
March 7, 2016, approved a redevelopment plan and project (the “Redevelopment Plan”), setting 
forth a plan for the development, redevelopment and revitalization of the Redevelopment Project 
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Area; designated a redevelopment project area known as the Chicago Road Redevelopment Project 
Area (the “Redevelopment Project Area”); and adopted tax increment allocation financing for 
the Redevelopment Project Area. 

 
E.  Developer is the owner, lessee, contract purchaser or the nominee purchaser of an 

improved property located at 3601 Chicago Road, Steger, Illinois and legally described in Exhibit 
A, which is attached and incorporated into this Agreement, (the “Property”) and is within the 
boundaries of the Redevelopment Project Area. 
 

F.  In accordance with this Agreement and the Redevelopment Plan, Developer is 
proposing to convert an existing warehouse building into an approximately 111,000 square foot 
self-storage facility in Steger, Illinois, all as depicted in Exhibit B (the “Improvements”) and as 
more fully described herein (collectively, the “Project”). 

 
G.  To induce Developer to undertake the Project, the Village President and Board of 

Trustees (collectively, the “Corporate Authorities”) have determined that it is in the best interests 
of the Village and its residents to reimburse Developer for actual, documented Reimbursable 
Project Expenses (as defined below), which are further described and provided for in this 
Agreement, not exceeding the amount of the Village Incentive (as defined below). 

 
H.  The Corporate Authorities have determined that: (i) the Project would be, in all respects, 

consistent with and in furtherance of the Redevelopment Plan, (ii) the completion of the Project 
would not reasonably occur without the Village Incentive contemplated in this Agreement, and 
(iii) as a direct benefit of this Agreement and the construction of the Project, the equalized assessed 
value of the Property and the Redevelopment Project Area will increase. 

 
I.  Developer understands and acknowledges its legal obligation to pay ad valorem real 

estate taxes that will be levied by the various taxing districts authorized to levy taxes on the 
Property. Developer’s failure to meet its legal obligations and pay such ad valorem real estate 
taxes will result in a lack of property tax increment needed to pay Developer’s Share (as defined 
herein). Developer also acknowledges that if it chooses to contest the amount of ad valorem real 
estate taxes to be levied on the Property by the various taxing districts authorized to levy the same, 
there may be insufficient property tax revenues to pay Developer’s Share (as defined herein) or 
Developer’s Share may be reduced; provided however, the Parties acknowledge that nothing 
contained in this Agreement shall act as a restriction or limitation on Developer’s ability to contest 
the amount of ad valorem real estate taxes levied on the Property.  

 
J.  Subject to the terms and conditions of this Agreement, the Developer has agreed, in 

reliance on the Village’s commitments set forth in this Agreement, to complete the Project and 
take certain other actions, all in accordance with this Agreement.  

 
K.   Subject to the terms and conditions of this Agreement, the Village has agreed, in 

reliance on Developer’s commitments set forth in this Agreement, to provide the Village Incentive 
for the Project. 
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L.  The Parties desire to enter into this Agreement to set forth the rights, duties, and 
obligations of and between the Parties regarding the undertaking and implementation of the Project 
and desire to establish certain conditions regarding the Village’s approval of the Project and the 
Village’s reimbursement of certain Reimbursable Project Costs from the Project Incremental 
Taxes (as defined herein). 

 
M.  The Village is authorized to enter into this Agreement and take all actions contemplated 

by it pursuant to the authority provided under the Act. 
 
NOW, THEREFORE, in consideration of the mutual covenants and other good and 

valuable consideration, the receipt and sufficiency of which are acknowledged, the Parties agree 
as follows: 

 
ARTICLE 1:  RECITALS, DEFINITIONS AND TERM 

 
Section 1.01. Recitals.  The statements, representations, covenants and recitations set 

forth in the foregoing recitals are material to this Agreement and are incorporated into and made 
a part of this Agreement as though they were fully set forth herein. The parties acknowledge the 
accuracy and validity of such statements, representations, covenants and recitations. 

 
Section 1.02. Definitions.  All terms in this Agreement with initial capitalized letters shall 

have the meanings ascribed to them in Exhibit D of this Agreement.  
 
Section 1.03. Term.  This Agreement shall be in full force and effect from the Effective 

Date and shall continue in effect, unless earlier terminated pursuant to the terms of this 
Agreement, until the Developer has received the full amount of the Village Incentive or the 
December 31, 2040, whichever event occurs first (the “Term”). 

 
ARTICLE 2:  REPRESENTATIONS AND WARRANTIES 

 
Section 2.01. Representations of the Village. The Village makes the following 

representations and warranties, which are true and correct on the date hereof: 
 

A. Due Authority. The Village has full lawful right, power and authority, 
under current applicable law, to execute, deliver and perform the terms and obligations 
of this Agreement, and all of the foregoing have been or will be duly and validly 
authorized and approved by all necessary Village proceedings, findings and actions. 
Accordingly, this Agreement constitutes the legal, valid, and binding obligation of the 
Village, enforceable in accordance with its terms. 

 
B. No Defaults or Violation of Law. The execution and delivery of this 

Agreement, the consummation of the transactions contemplated hereby, and the 
fulfillment of the terms and conditions hereof do not and will not conflict with or result 
in a breach of any of the terms or conditions of any agreement or instrument to which it 
is now a party, and do not and will not constitute a default under any of the foregoing. To 
the best of the Village’s knowledge, the TIF Ordinances, the Redevelopment Plan and the 
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Redevelopment Project Area have been adopted and approved in accordance with the 
Laws (as defined below).   

 
C. Litigation. To the best of the Village’s knowledge, there is no litigation, 

proceeding or investigation pending or threatened against the Village with respect to the 
Redevelopment Plan or this Agreement. In addition, to the best of the Village’s 
knowledge, there is no other litigation, proceeding or investigation pending or threatened 
against the Village seeking to restrain, enjoin or in any way limit the approval or issuance 
and delivery of this Agreement or which would in any manner challenge or adversely 
affect the existence or powers of the Village to enter into and carry out the transactions 
described in or contemplated by the execution, delivery, validity or performance by the 
Village of the terms and provisions of this Agreement. 

 
 Section 2.02. Representations of Developer.  Developer makes the following 
representations and warranties, which are true and correct on the date hereof: 
 

A. Due Authority. Developer has all necessary power and authority to 
execute, deliver and perform the terms and obligations of this Agreement and to execute 
and deliver the documents required of Developer herein, and such execution and delivery 
have been duly and validly authorized and approved by all necessary proceedings. 
Accordingly, this Agreement constitutes the legal, valid, and binding obligation of 
Developer, enforceable in accordance with its terms. 

 
B. No Defaults or Violation of Law. The execution and delivery of this 

Agreement, the consummation of the transactions contemplated hereby, and the 
fulfillment of the terms and conditions hereof do not and will not conflict with or result 
in a breach of any of the terms or conditions of any corporate or organizational 
restriction or of any agreement or instrument to which it is now a party, and do not and 
will not constitute a default under any of the foregoing or violate any Law. 

 
C.   Litigation. To the best of Developer’s knowledge, there is no litigation, 

proceeding or investigation pending or threatened against Developer seeking to restrain, 
enjoin or in any way limit the approval or issuance and delivery of this Agreement 
or which would in any manner challenge or adversely affect the existence or powers of 
Developer to enter into and carry out the transactions described in or contemplated by the 
execution, delivery, validity or performance by Developer of the terms and provisions of 
this Agreement. 

 
D. No Material Change. Developer has not experienced a materially adverse 

change in the business, financial position or results of its operations that could reasonably 
be expected to adversely affect Developer’s ability to perform its obligations pursuant to 
this Agreement. 

  
 E. Corporate Consents. Except for the Governmental Approvals (as defined 
herein), no consent or approval is required to be obtained from, and no action need be 
taken by, or document filed with, any governmental body or corporate entity in connection 



5 
 

with the execution, delivery and performance by Developer of this Agreement. 
 

 F. No Default. No default or event of default has occurred and is continuing, 
and no event has occurred and is continuing which with the lapse of time or the giving 
of notice, or both, would constitute a default or an event of default in any material 
respect on the part of Developer under this Agreement, or any other material 
agreement or material instrument to which Developer is a party or by which Developer 
is bound. 

 
  G. Compliance with Laws. To the best of Developer’s knowledge, Developer 

is complying in all material respects with all valid laws, ordinances, orders, decrees, 
decisions, rules, regulations, and requirements and resolutions of every duly constituted 
governmental authority, commission and court applicable to any of its affairs, business, 
operations as contemplated by this Agreement, including, without limitation, the Village 
Code (as defined below).  

 
  H. Other Disclosures. The information furnished to the Village by Developer 

in connection with the matters covered in this Agreement is true and correct, or is the 
result of good faith estimates where applicable, and does not contain any untrue statement 
of any material fact and does not omit to state any material fact required to be stated 
therein or necessary to make any statement made therein, in light of the circumstances 
under which it is made, not misleading. Developer represents and warrants that “but for” 
the incentives to be provided in this Agreement, it would not undertake the Project. 

 
 Section 2.03. Survival of Representations and Warranties.  The Parties agree that all 
of their respective representations and warranties set forth in this Article 2 are true as of the 
Effective Date and will be true in all material respects at all times hereafter during the Term, except 
with respect to matters which have been disclosed in writing to and approved in writing by the 
other party or as otherwise specifically set forth herein. 
 

ARTICLE 3:  DEVELOPMENT OF THE PROJECT 
 

Section 3.01. Developer Covenant to Redevelop.  Developer, at its sole cost and 
expense, shall redevelop, construct and rehabilitate the Property and shall cause or has caused the 
Project to be completed on the Property in accordance with this Agreement (and all exhibits 
attached hereto), the Project Schedule, the Governmental Approvals, the Project Budget, the 
Redevelopment Plan and all Laws applicable to the Property, the Project and Developer. The 
covenants set forth in this Article 3 shall run with the land and be binding upon any transferee of 
the Property and shall be deemed satisfied upon acceptance by the Village of the respective 
Certificate of Substantial Completion as set forth in Section 3.10. 
 

Section 3.02. Project Schedule.  Absent an event of Force Majeure (see Section 8.14), 
Developer shall commence and substantially complete the Project, including the Improvements, 
in accordance with the schedule attached as Exhibit C (the “Project Schedule”). The Project 
Schedule may be modified as necessary by Developer with the prior written consent of the 
Village. The Project Schedule shall minimally contain specific benchmark dates for Developer’s 
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commencement of the construction of the Project, and completion of the Project. Developer shall 
commence the construction of the Project within ninety (90) days of the Effective Date of this 
Agreement (the “Project Commencement Date”). Completion of the Project shall be evidenced by 
Developer or its authorized representative submitting a Certificate of Substantial Completion for 
approval by the Village no later than 365 calendar days after the Project Commencement Date, 
subject to Force Majeure.  An event of Force Majeure shall not be deemed a material modification 
as contemplated by this Section 3.02. 

 
Section 3.03. Plans and Specifications.  The Developer shall submit or shall have 

submitted to the Village for its approval, the Plans and Specifications for the Project. The Plans 
and Specifications may be submitted in phases or stages. The Village shall review and approve 
the Plans and Specifications in an expedited and good faith manner. The Plans and Specifications 
shall be prepared and sealed by a professional engineer or architect licensed to practice in the 
State of Illinois. All construction practices and procedures with respect to the Project shall be in 
material conformity with all Laws. The Plans and Specifications shall be in sufficient 
completeness and detail to show that construction will be in material conformance with this 
Agreement. 

 
A. Material Change.  Any material change to the Plans and Specifications must 

be submitted to the Village for its written approval, which approval shall not be 
unreasonably withheld or delayed.  The Village’s Administrator, or her designee, shall 
review and approve or disapprove any such proposed modification within thirty (30) days 
after submission by Developer.  Any approved material change to the Plans and 
Specifications shall not be deemed to imply any obligation on the part of the Village to 
increase the Village Incentive or to provide any other additional assistance to Developer.       

 
B. Limitation.  The Village’s approval of the Plans and Specifications under 

Section 3.03 shall not apply to the building permit review process.  Nothing in this Section 
is a substitute for and does not eliminate the requirement that Developer apply for and 
receive any or all necessary building permits for construction of the Project. 

     
Section 3.04. Project Approvals.  
 
A. Permits.  Before Developer commences construction of the Project, Developer or its 

contractors or representatives shall, at their expense, secure or cause to be secured all applicable 
permits that may be required for the Project or for the portion of the Project to be performed, as 
required by all Laws (as defined below). The Village shall undertake a good faith review of the 
submissions for permits or approvals and provide comments to any submission of Developer 
within ten (10) business days after receipt of the permit application.  The Village shall not oppose 
any application pending before another governmental body or agency, provided such application 
is consistent with all Legal Requirements (as defined below), subject to applicable variances as 
may be required for the construction of the Project in accordance with the Plans and 
Specifications. The Project Schedule shall be extended and enlarged on a day for day basis for all 
additional days taken by the Village to review the Plans and Specifications.  

 
B. Compliance.  The Project shall materially comply with all applicable federal, state, 
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county, municipal or administrative laws, ordinances, rules, regulations, codes, and orders, 
subject to applicable variances, as the case may be (collectively, the “Legal Requirements” or 
“Laws”) relating in any manner to the Project.  

 
 Section 3.05. Construction of Project. The Parties agree and acknowledge that the 

Project shall be completed in material conformance with the Plans and Specifications. Developer 
shall construct or cause the construction of the Project on the Property and in compliance with the 
covenants set forth herein.  As fully set forth in the approved Plans and Specifications, the 
Improvements shall include those matters set forth in Exhibit B. 

 
Section 3.06. Developer Standard of Care.  Developer shall design and construct or 

cause to be designed and constructed the Project: (i) in a good and workmanlike manner and free 
of defects; and (ii) in accordance with all applicable Laws and the terms of this Agreement 
(including its exhibits and attachments). 

 
 Section 3.07. Contractors and Subcontractors.  Developer shall not enter into any 
agreement or contract, the costs of which are eligible for reimbursement hereunder, that could be 
construed as self-dealing or negotiated on other than an arms-length, competitive basis. Any such 
agreement or contract, exclusive of professional services, shall be awarded through competitive 
bidding. Developer shall provide, within five (5) business days of written request by the Village, 
copies of all agreements and contracts with a third-party in connection with the Project.  
 

Section 3.08. Governmental Approvals.  Developer agrees to employ reasonable and 
good faith efforts to secure and comply with all Governmental Approvals, timely paying all 
application fees and submitting all applications and permits. The Village agrees to employ 
reasonable and good faith efforts to cooperate with Developer and to process and timely consider 
and respond to all applications for the Governmental Approvals as received, all in accordance with 
the Laws, including, without limitation, the applicable provisions of the Village Code and laws of 
the State of Illinois.  
 
 Section 3.09. Prevailing Wage Act.  Developer shall comply with and shall require its 
contractor(s) to comply with the Illinois Prevailing Wage Act, 820 ILCS 130/0.01 et seq., in 
relation to the development and construction of the Project with the Illinois Prevailing Wage Act, 
to the extent that it applies, shall be the obligation of Developer, and Developer shall indemnify 
and hold harmless the Village from and against liabilities that might attach for non-compliance by 
Developer or its contractor(s) or subcontractor(s).   
 

The Prevailing Wage Act requires contractors and subcontractors to pay laborers, workers, 
and mechanics performing services on public works projects no less than the current “prevailing 
rate of wages” (hourly cash wages plus amount for fringe benefits) in the county where the work 
is performed. The Illinois Department of Labor (the "Department") publishes the prevailing wage 
rates on its website at http://labor.illinois.gov/. The Department revises the prevailing wage rates 
and Developer’s contractors and subcontractors have an obligation to check the Department’s 
website for revisions to prevailing wage rates. Information regarding current prevailing wage rates 
is available at the Department’s website. All of Developer’s contractors and subcontractors 
rendering services contemplated by this Agreement must comply with all requirements of the 
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Prevailing Wage Act, including but not limited to, all wage requirements and notice and record 
keeping duties. 

 
Section 3.10. Certificate of Substantial Completion. 
 
 A. Submission of Certificate.  Promptly, and not more than thirty (30) business 
days after substantial completion of the Project in accordance with the provisions of this 
Agreement, Developer shall submit a certificate of substantial completion to the Village 
for the Project (the “Certificate of Substantial Completion”). The Certificate of 
Substantial Completion shall be in substantially the form attached as Exhibit E. The Village 
shall, within sixty (60) days following delivery of the Certificate of Substantial 
Completion, carry out such inspections as it deems necessary to verify to its reasonable 
satisfaction the accuracy of the certifications contained in the Certificate of Substantial 
Completion. Along with the Certificate of Substantial Completion, Developer shall provide 
sufficient lien waivers, sworn contractor’s affidavits, and other such documentation to 
evidence the completion of the Project. The Certificate of Substantial Completion shall be 
deemed accepted by the Village unless, prior to the end of the sixty (60)-day inspection 
period set forth above, the Village furnishes Developer with specific written objections to 
the status of the Project, describing such objections and the measures required to correct 
such objections in reasonable detail, which may include, as applicable, photographs or 
other documentary evidence. The time limits set forth in this paragraph shall be extended 
by the duration of time reasonably necessary for Developer to respond to such written 
objections by the Village; provided, however, that absent delays by Developer in 
responding to such objections, the Village shall accept or furnish written objections to the 
Certificate of Substantial Completion within the sixty (60)-day inspection period described 
above. Upon acceptance of the Certificate of Substantial Completion, which acceptance 
shall be conclusively determined upon the lapse of sixty (60) days after delivery thereof 
without any written objections thereto, Developer  may  record  the  Certificate of 
Substantial Completion with the Will County Recorder of Deeds, and the same, absent 
fraud, shall be conclusive evidence of the satisfaction of Developer’s agreements and 
covenants to construct the Project and Developer’s satisfaction of its obligations under this 
Article. Notwithstanding anything to the contrary contained herein, the Village shall have 
no obligation to issue a Certificate of Substantial Completion for the Project. 
 
 B. Limitation.  The Certificate of Substantial Completion relates only to the 
construction of the Project, and upon issuance, the Village will certify that the terms of the 
Agreement specifically related to Developer’s obligation to complete such activities have 
been satisfied. All executory terms and conditions of this Agreement and all 
representations, warranties and covenants, except as limited above, contained herein will 
continue to remain in effect throughout the Term and the issuance of the Certificate of 
Substantial Completion shall not be construed as a waiver by the Village of any rights and 
remedies pursuant to such terms. 

 
 Section 3.11. Survival of Covenants. The covenants set forth in this Article 3 shall run 
with the land and be binding upon any successor in interest or transferee.   
 



9 
 

ARTICLE 4:  FINANCING—SOURCE OF FUNDS 
 

 Section 4.01. Developer to Advance Project Costs.  Developer agrees to advance all Project 
Costs as necessary to complete the Project on its behalf, subject to Developer’s right to seek reimbursement 
from the Village for Reimbursable Project Costs as provided herein. The Developer, upon the Village’s 
request in writing, shall provide proof of sufficient funds necessary to complete the Project in the form of 
bank statements or other commercially reasonable documentation as determined by the Developer in its 
reasonable discretion.   
 
 Section 4.02.  Project Budget.  The Project Costs are estimated to be at least Eleven 
Million Four Hundred Fifty Thousand Dollars and No Cents ($11,450,000.00) (the “Project 
Budget”). The Village has approved the Project Budget setting forth the projected and anticipated 
Project Costs, and it is attached hereto as Exhibit F.  Developer certifies to the Village that (i) the 
Village Incentive (as defined below), together with any Lender Financing and Equity, shall be 
sufficient to complete the Project, and (ii) the Project Budget, as may be amended with written 
approval from the Village, is and shall be true, correct and complete in all material respects.  
  

Section 4.03.  Source of Funds.  The cost of the Project is estimated to be at least Eleven 
Million Four Hundred Fifty Thousand Dollars and No Cents ($11,450,000.00) to be applied in the 
manner set forth in the Project Budget. Developer shall maintain no less than twenty-five percent 
(25%) of Equity in the Project. The Equity, the Lender Financing and the Village Incentive shall 
comprise the complete funding for the Project Budget. 

 
Section 4.04. Equity/Lender Financing. Equity and/or Lender Financing may be used to 

pay any Project Costs, including but not limited to Reimbursable Project Costs. Developer, within 
five (5) days of the Effective Date shall disclose in writing to the Village the amount being paid 
as equity and being financed upon written request by the Village. Developer shall personally 
guaranteed any Developer.  

 
 Section 4.05.  Village Assistance, Cooperation and Contribution. 

 
A.  Village Assistance and Cooperation. The Village agrees to carry out the terms and 

objectives of this Agreement by giving notices, holding hearings and considering the enactment of 
resolutions and ordinances and the amendments thereto, all at no cost to the Village. 

 
B.  Village Incentive. Subject to the terms of this Agreement, the Village agrees to 

reimburse the Developer exclusively for Reimbursable Project Costs related to the Project in an 
amount not to exceed Two Million One Hundred Thirty-Two Thousand Six Hundred Dollars and 
no Cents ($2,132,600.00) (the “Village Incentive”) during the Term; provided that the Village 
receives at least Three Million Forty-Seven Thousand Dollars and No Cents ($3,047,000.00) in 
Project Incremental Taxes (as defined below) during the Term. If the Village receives less than 
$3,047,000.00 in Project Incremental Taxes during the Term, the maximum amount of the Village 
Incentive shall be reduced to seventy percent (70%) of the actual amount of Project Incremental 
Taxes that the Village receives from Will County. The Village Incentive shall be paid as set forth 
in this Agreement. 
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i. Determination of Reimbursable Project Costs for the Project. Concurrently with 
the submission of the Certificate of Substantial Completion for the Project, Developer shall 
provide to the Village the Certificate of Reimbursable Project Costs for the Project in 
substantially the form attached hereto as Exhibit G, along with all supporting information 
and documentation required by the Village to confirm that Developer has satisfied and 
discharged its obligations under this Agreement. The Village shall either accept or reject, 
with comments, the Certificate of Reimbursable Project Costs within thirty (30) days after 
the submission thereof. If the Village determines that any cost identified as a Reimbursable 
Project Cost is not a “redevelopment project cost” under the TIF Act, this Agreement  or 
the Redevelopment Plan, the Village shall notify Developer in writing within this thirty 
(30)-day period, identifying the ineligible cost and the basis for determining the cost to be 
ineligible, whereupon Developer shall have the right (i) to challenge in writing the 
Village’s determination of ineligibility under the Act of certain submitted redevelopment 
project costs, or (ii) to identify and substitute other Project Costs as Reimbursable Project 
Costs with a supplemental application for payment, subject to the limitations of this 
Agreement and the TIF Act; provided, the Reimbursable Project Costs identified in the 
Project Budget, if they have been incurred by the Developer, are deemed to be 
“redevelopment project costs” under the TIF Act and are accepted by the Village. Within 
said thirty (30)-day period, the Village may also request such additional information from 
the Developer as may be reasonably required to process the requested reimbursement, and 
the time limits set forth in this paragraph shall be extended by the duration of time 
necessary for the Developer to respond to such request by the Village; provided, however, 
that absent delays by the Developer in responding to such requests, the Village shall issue 
its determination on the respective Certificate of Reimbursable Project Costs within the 
thirty (30) day period described above. If Developer challenges the Village’s determination 
that certain submitted redevelopment project costs are ineligible for reimbursement as a 
Reimbursable Project Cost, the Village shall present the challenged cost to the Village’s 
Board of Trustees (the “Village Board”) within seven (7) days after the Developer delivers 
the notice of challenge to the Village. The Village Board shall consider the challenged 
costs at its first regularly scheduled meeting of the Village Board after delivery of the notice 
of challenge and at that meeting, shall vote on the eligibility of the challenged costs for 
reimbursement. The Village Board’s determination as to whether the claimed 
redevelopment project costs are eligible for reimbursement shall be final. Notwithstanding 
anything contained herein to the contrary, Reimbursable Project Costs shall be limited to 
the expenditures of the Developer for each such line item identified as a “Reimbursable 
Project Cost” on Exhibit G, and Reimbursable Project Costs may be allocated to and 
transferred from one line item to another line item within the same improvement, without 
the prior written consent of the Village up to the maximum aggregate amount established 
for the Project. The maximum aggregate amount of approved Reimbursable Project Costs 
shall not exceed the amount of the Village Incentive.  

 
ii. Developer’s Payment. The Village’s payments to Developer solely from the 

Developer’s Share of Project Incremental Taxes shall be made once annually starting on 
April 1st following the approval of the Certificate of Reimbursable Project Costs.  
Subsequent payments to Developer shall be made on each subsequent April 1st or until: (i) 
the Village has fully paid the Village Incentive to the Developer, (ii) the expiration of the 
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Term, or (iii) the early termination of this Agreement, whichever event occurs first.  All 
payments are subject to the terms, conditions and limitations contained in this Agreement. 
The Village’s obligation to make annual payments to Developer by April 1st of a calendar 
year is subject to sufficient Available Project Incremental Taxes (as defined below) being 
deposited into the Sub-Account (as defined below) for such payments.  If, at the expiration 
of the Term or early termination of the Agreement, any outstanding financial obligation 
under this Agreement exists, such outstanding financial obligation shall be forgiven in full 
by the Developer, and the Village shall have no obligation to pay such outstanding financial 
obligation upon the expiration of the Term. 

 
C. No General Obligation.  Developer acknowledges and agrees to the following: Any 

incentives provided by the Village hereunder shall not constitute a general obligation of the 
Village, nor shall it be secured by the full faith and credit of the Village. Any Village Incentives 
to be paid shall be payable solely from Developer’s Share of Project Incremental Taxes deposited 
from time to time into the Sub-Account. Insufficiency of funds in the Sub-Account to allow the 
Village to pay any incentive when due shall not be a default thereon. The Village’s obligation to 
pay any incentive is contingent upon satisfaction of the terms and conditions of this Agreement. 
The Village shall have no obligation to pay any Village Incentive, if there exists an event of default 
which is continuing. The Village shall be under no obligation to make any payments prior to its 
receipt and approval of Exhibit F. 

 
D. Conditional Grant. The Village’s obligation to pay the Village Incentive is contingent 

upon Developer satisfying the terms and conditions of this Agreement. The Village shall have no 
obligation to pay the Village Incentive if Developer fails to perform or discharge its obligations 
under this Agreement and Developer’s nonperformance is continuing.  
 

E. Documentation.  The Village shall place and keep on file with the office of the Village 
Clerk all documentation received and distributed pursuant to this Article.  Any documents 
normally exempt from disclosure under the Freedom of Information Act (5 ILCS 140/1.1, et seq.) 
shall be kept from general disclosure to the extent permitted by Law. 
 

F. Request Made During Default.  Notwithstanding any other provisions of this Agreement, 
the Village shall have no obligation to accept any Request for Reimbursement and no obligation 
to make any payments if Developer is in Default of this Agreement after written notice and 
expiration of the applicable cure period, including, without limitation, not being in material 
compliance with the Laws, Project Schedule, or the Plans and Specifications.    
 

ARTICLE 5:  COLLECTION AND USE OF INCREMENTAL TAXES 
 

Section 5.01. Source of Village Incentive.  The Village Incentive pledged by the Village 
pursuant to this Agreement to reimburse for Reimbursable Project Costs shall be paid solely from 
the Developer’s Share of Project Incremental Taxes (as defined below) generated in accordance 
with the TIF Ordinances.  

 
 Section 5.02. Special Tax Allocation Fund.  The Village has or will establish and 
exclusively maintain a special tax allocation fund, as required by the Act, for the deposit of 
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Incremental Taxes received by the Village (the “STAF”) from the Redevelopment Project Area. 
The Village has or will promptly establish and maintain a sub-account within the STAF for the 
deposit of Project Incremental Taxes (as defined below) (the “Sub-Account”).  
 
 Section 5.03. Project Incremental Taxes; Developer’s Share of Project Incremental 
Taxes; the Village’s Share of Project Incremental Taxes. In consideration of Developer 
undertaking and completing its obligations under this Agreement, the Village agrees to reserve 
and annually pledge and pay to Developer the Developer’s Share of Project Incremental Taxes 
until: (i) Developer has been paid in full the Village Incentive, (ii) the expiration of the Term, or 
(iii) the early termination of this Agreement, whichever event first occurs.   
  

A.  Project Incremental Taxes.  “Project Incremental Taxes” shall mean one 
hundred percent (100%) of the ad valorem real estate taxes levied on the Property, collected 
by the County, and paid to the Village pursuant to the TIF Ordinances and Section 11-74.4-
8(b) of the Act, and deposited by the Village into the Sub-Account.  Project Incremental 
Taxes are comprised of the  Developer’s Share of Project Incremental Taxes (as defined 
below) and the Village’s Share of Project Incremental Taxes (as defined below).  
 

B.  Administrative Fee. There shall be no administrative fee. The Project 
Incremental Taxes are also referred to herein as the “Available Project Incremental 
Taxes” and shall be disbursed in accordance with Section 5.03(C) of this Agreement.  

 
C.  Distribution of Available Project Incremental Taxes. “Developer’s Share 

of Project Incremental Taxes” or the “Developer’s Share” shall mean seventy percent 
(70%) of the Available Project Incremental Taxes. The “Village’s Share of Project 
Incremental Taxes” or the “Village’s Share” shall mean the remaining amount of 
Available Project Incremental Taxes in the Sub-Account after the payment of the 
Developer’s Share. As set forth below, the payment of Developer’s Share is limited by the 
provisions of the Act and this Agreement. 
 

ARTICLE 6: GENERAL COVENANTS 
 
 Section 6.01. Indemnification. Developer agrees to indemnify, defend and hold the 
Village, its employees, agents, independent contractors and consultants (collectively, the 
“Indemnified Parties”) 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), save those caused by the acts or omissions of the Indemnified Parties, 
suffered or incurred by the indemnitee arising from or in connection with: (i) the indemnitor’s 
failure to comply with any of the terms, covenants and conditions contained within this 
Agreement, (ii) the existence of any material misrepresentation or omission in this Agreement, 
including exhibits, that is the result of information supplied or omitted by the indemnitor or its 
agents, employees, contractors or persons acting under the control or at the request of the 
indemnitor, or (iii) the indemnitor’s failure to cure any misrepresentation by the indemnitor in this 
Agreement.   
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  A. Environmental Indemnity.  Developer further agree to indemnify, defend 
and hold the Village’s Indemnified Parties harmless from and against any and all losses, 
liabilities, damages, injuries, costs, expenses, or claims of any kind whatsoever, including 
without limitation, any losses, liabilities, damages, injuries, costs, expenses or claims, save 
those caused by the acts or omissions of the Village’s Indemnified Parties,  asserted or 
arising under any Environmental Laws incurred, suffered by or asserted against the 
Village’s Indemnified Parties as a direct result of any of the following, regardless of 
whether or not caused by, or within the control of Developer: (i) the presence of any 
Hazardous Material on or under, or the escape, seepage, leakage, spillage, emission, 
discharge or release of any Hazardous Material from all or any portion of the Property; or 
(ii) any liens against the Property permitted or imposed by any Environmental Laws, or 
any actual or asserted liability or obligation of the Village or Developer or any of its 
affiliates under any Environmental Laws relating to the Property. 

 
B. Waiver.  To the fullest extent permitted by Law, Developer waive any limits 

to the amount of its obligations to indemnify, defend or contribute to any sums due under 
any losses, costs, damages, liabilities, claims, suits, actions, causes of action and expenses, 
including any claim by any employee of Developer that may be subject to the Workers’ 
Compensation Act, 820 ILCS 305/1 et seq. or any other related law or judicial decision. 

 
C. Survivability.  The rights and obligations under this Section 6.01 shall 

survive the termination or expiration of this Agreement with respect to any and all facts, 
events or circumstances occurring or arising prior to such expiration or termination. 

 
D. Additional Obligations.  The parties acknowledge and agree that obligations 

under this Section 6.01 are in addition to any other obligations of a party under this 
Agreement. 

 
 Section 6.02. Insurance.  Developer, if directed by the Village in writing, shall procure 

and maintain at Developer’s sole cost and expense, or cause to be provided and maintained, during 
the Term, the types and limits of insurance specified below, covering all operations under this 
Agreement, whether performed by Developer or by Developer’s Agent. 

 
A. During Construction.  From the commencement of any of construction of 

the Project until issuance of the Certificates of Substantial Completion, Developer shall 
procure and maintain: 

 
i. Workers Compensation and Employers Liability Insurance.  

Worker’s Compensation Insurance, in accordance with the laws of the State of 
Illinois, with statutory limits covering all employees providing services under this 
Agreement and Employer’s Liability Insurance with limits not less than 
$1,000,000.00 each accident or illness. The Village is to be named as an additional 
insured on a primary, non-contributory basis. 
 
 ii. Commercial General Liability Insurance.  Commercial General 
Liability Insurance with not less than $2,000,000.00 combined single limits per 
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occurrence and aggregate for bodily injury, property damage, and personal injury, 
including, but not limited to, coverage for premises/operations, products/completed 
operations, broad form property damage, independent contractors, contractual 
liability, and explosion/collapse/underground hazards.  The Village is to be named 
as an additional insured on a primary, non-contributory basis. 
 
 iii. Automobile Liability Insurance.  Commercial Automobile Liability 
Insurance, covering all owned, non-owned, and hired vehicles, including the 
loading and unloading thereof, with limits not less than $1,000,000.00 combined 
single limit per occurrence for bodily injury and property damage.  The Village is 
to be named as an additional insured on a primary, non-contributory basis. 
 
 iv. All Risk/Builders Risk.  When Developer undertakes any 
construction, Developer must provide or cause to be provided All Risk/Builders 
Risk Insurance at replacement costs for materials, supplies, equipment, machinery 
and fixtures that are or will be part of the Project.  The Village is to be named as an 
additional insured and loss payee if applicable. 
 
 v. Professional Liability.  When any architects, engineers, construction 
managers, or other professional consultants perform work in connection with this 
Agreement, Professional Liability Insurance covering acts, errors, or omissions 
must be maintained with limits of not less than $1,000,000.00, including 
contractual liability.  When policies are renewed or replaced, the policy retroactive 
date must coincide with, or precede, start of work on the Project.   
 
 vi. Valuable Papers.  When any plans, designs, drawings, 
specifications and documents are produced or used under this Agreement, Valuable 
Papers Insurance must be maintained in an amount sufficient to pay for the 
recreation, reconstruction, or restoration of any and all records related to the 
Project. 
 

vii. Independent Contractors and Subcontractors.  Developer shall 
require all independent contractors and subcontractors to procure and maintain 
insurance as required and submit documentation of the maintenance of such 
insurance from time to time as required herein. 

 
B. Post-Construction.  After the issuance of the Certificates of Substantial 

Completion, Developer shall procure and maintain the following: 
 

i. All Risk Property Insurance.  All Risk Property Insurance at 
replacement value of the Property to protect against loss of, damage to, or 
destruction of the Project.   

 
C. General Insurance Requirements. Unless otherwise provided above, all 

insurance policies required pursuant to this Agreement shall: 
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i. Provide that the insurance policy may not be suspended, voided, 
canceled, non-renewed, or reduced in coverage or in limits without sixty (60) days’ 
prior written notice by certified mail, return receipt requested, to the Village; 

 
ii. Be issued by a company or companies authorized to do business in 

the State of Illinois with a Best’s rating of no less than A:VII; 
 
iii. Waive all rights of subrogation of insurers against the Village, its 

employees, elected officials, and agents; and 
 
iv. Specifically name Developer as a named insured. 

 
D. Certificates.  Within ten (10) days of the Effective Date and by December 

31st of each calendar year thereafter in which the Agreement is in effect, Developer shall 
furnish the Village with a certificate(s) of insurance effecting coverage as required under 
this Section 6.02.  In addition, Developer shall annually furnish the Village copies of 
receipts for payments of premiums regarding such policies.  The receipt of any certificate 
does not constitute agreement by the Village that the insurance requirements in the 
Agreement have been fully met or that the insurance policies indicated on the certificate 
are in compliance with the Agreement.  The failure of the Village to obtain certificates or 
other insurance evidence is not a waiver by the Village of any requirements for Developer 
to obtain and maintain the specified coverages.  Non-conforming insurance constitutes an 
Event of Default. 

 
E. Deductibles.  Any deductibles or referenced insurance coverages must be 

borne by Developer or its independent contractors or subcontractors. 
 
F. No Offset or Contribution.  The insurance requirements set forth in this 

Section 6.02 shall in no way limit or be used to offset against Developer’s indemnification 
obligations under this Agreement.  

 
 Section 6.03. Maintaining Records/Right to Inspection.  Developer for the Term shall 
keep and maintain separate, complete, accurate and detailed books and records necessary to reflect 
and fully disclose the total actual cost of the Project and the disposition of all funds from whatever 
source allocated thereto, and to monitor the Project.  All such books, records and other documents 
pertaining to the Project shall be available at Developer’s offices for inspection, copying, audit 
and examination by an authorized representative of the Village.  With respect to contracts covering 
Reimbursable Project Costs, Developer shall utilize commercially reasonable efforts to 
incorporate this right to inspect, copy, audit and examine all books and records into all contracts 
entered into by Developer with respect to the Project.  
 
 Developer reasonably projects the Project to: (1) create ___ number of jobs, (2) create 
approximately _____________________ Dollars ($__________) of Project Incremental Taxes 
through collection year 20___; and (3) generate a _____% internal rate of  return assuming receipt 
of all of the Village Incentive.  Developer shall report the following information in writing to the 
Village on an annual basis, on each December 31st after the Effective Date (which report shall 
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apply to the prior calendar year), with regard to the Project as of the date of the report: (i) the 
number of jobs created to date, under the same guidelines and assumptions that were used for the 
projections at the time of approval of this Agreement or as may be reported by tenants occupying 
Project buildings; and (ii) the amounts of Project Incremental Taxes generated during the reporting 
period and to date, using the same assumptions as was used for the projections used at the time of 
the approval of this Agreement. Developer shall timely provide additional materials and 
information reasonably requested by the Village regarding Developer’s projections and reports 
made under this Section 6.03 including such materials and information as needed by the Village 
to comply with its reporting obligations under Section 5(d) of the TIF Act, 65 ILCS 5/11-74.4-
5(d), as amended from time to time including, but not limited to, materials and information for the 
use of a third-party chosen by the Village to independently verify the Project’s rate of return. 
 

Section 6.04. Maintenance and Use. During the Term, Developer shall cause all 
improvements on the Property to be maintained, preserved and kept in good repair and working 
order and in compliance with the Laws.  

 
Section 6.05. Real Estate Provisions. Developer shall pay or cause to be paid when due 

all Governmental Charges which are assessed or imposed upon the Developer, the Project or the 
Property, or which become due and payable.  Further, after issuance of the Certificates of 
Substantial Completion, Developer may make additions, alterations and changes to the Project so 
long as such additions, alterations and changes are made in compliance with all applicable Laws, 
this Agreement, the Redevelopment Plan, and as long as such additions, alterations and changes 
to the Project do not have a material adverse effect on the market value of the Project or the 
Property. 

 
A. Prohibition on Exemption.  With respect to the Property or the Project, neither the 

Developer nor any agent, representative, lessee, tenant, assignee, transferee or successor in 
interest to Developer shall seek or authorize any exemption (as such term is used and defined in 
the Illinois Constitution, Article IX, Section 6 (1970)), during the Term. 

 
B. Inducement. The covenants of this Section 6.05 shall be construed and interpreted 

as an express agreement by Developer with the Village that an incentive inducing the Village to 
enter into the rights and obligations of this Agreement is to increase the equalized assessed 
valuation of the Property, including the Project. 

  
  Section 6.06. Environmental Covenants. Developer covenants that (i) the construction, 
development and operations of the Project will materially comply with all Environmental Laws; 
(ii) Developer shall promptly notify the Village upon becoming aware of any investigation, 
proceeding, complaint order, directive, claim, citation or notice by any governmental authority or 
any other person which is directed or threatened against the Project and/or the Property and 
Developer shall take prompt and appropriate actions to respond thereto; and (iii) Developer shall 
promptly notify the Village upon becoming aware of any non-compliance with or violation of the 
requirements of any Environmental Law or the release, spill, or discharge, threatened or actual, of 
any Hazardous Materials on the Property. Developer shall secure an NFR or NFA for the Property 
as applicable and this obligation shall be reflected in the Redevelopment Plan. 
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Section 6.07. Prohibition on Certain Liens. Developer agrees that no mechanics’ or 
other liens, unrelated to the financing of the Project, shall be established or remain against the 
Project or the Property, or the funds in connection with the Project, for labor or materials 
furnished in connection with any acquisition, construction, additions, modifications, 
improvements, repairs, renewals or replacements so made. However, Developer shall not be 
in default if mechanics’ or other liens are filed or established and Developer contests in good 
faith said mechanics’ liens and in such event may permit the items so contested to remain 
undischarged and unsatisfied during the period of such contest and any appeal therefrom. 
Developer hereby agrees and covenants to indemnify and hold harmless the Village in the 
event any liens are filed against the Project because of acts of Developer, its agents or 
independent contractors.   

 
Section 6.08. Survival of Covenants. The covenants set forth in this Article 6 shall run 

with the land, be binding upon any successor in interest or transferee, and remain in effect during 
the Term.  

 
ARTICLE 7:  DEFAULTS AND REMEDIES 

 
 Section 7.01. Events of Default; Remedies; Cure.   
 

A.  Event of Default. The occurrence of any one or more of the following 
events, subject to the provisions of Section 8.14 and 7.01(C), shall constitute an “Event of 
Default” hereunder by the applicable party: 

 
 i. the failure of a party to perform, keep or observe, in all material 
respects, the covenants, conditions, obligations of such party under the Agreement; 
 
 ii. the making or furnishing by a party of any written representation, 
warranty, certificate, schedule, report or other communication within or in 
connection with this Agreement which, when made, is or was materially untrue or 
materially misleading in any material respect; 
 
 iii. the commencement of any proceedings in bankruptcy by or against 
a party or for its liquidation or reorganization, or alleging that such party is 
insolvent or unable to pay its debts as they mature, or for the readjustment or 
arrangement of a party’s debts, whether under the United States Bankruptcy code 
or under any other state or federal law, now or hereafter existing for the relief of 
debtors, or the commencement of any analogous statutory or non-statutory 
proceedings involving such party; provided, however, that if such commencement 
of proceedings is involuntary, such action shall not constitute an Event of Default 
unless such proceedings are not dismissed within ninety (90) days after the 
commencement of such proceedings; or 
 
 iv. the appointment of a receiver or trustee for a party, for any 
substantial part of such party’s assets or the institution of any proceedings for the 
dissolution, or the full or partial liquidation, or the merger or consolidation, of such 
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party; provided, however, that if such appointment or commencement of 
proceedings is involuntary, such action shall not constitute an Event of Default 
unless such appointment is not revoked or such proceedings are not dismissed 
within ninety (90) days after the commencement thereof. 
 

 B. Remedies.   
 

    i. Village Remedies. Upon the occurrence of an Event of Default, 
which continues after written notice thereof and the expiration of the applicable 
curative period without cure having been effectuated, the Village may pursue and 
secure any remedy available at law or equity, including without limitation: (a) 
compensatory damages, solely as it relates to uncured Events of Default under 
Section 6.01, Section 6.02 and Section 6.05, (b) specific performance, (c) self-help, 
(d) injunctive relief, and/or (e) suspend or terminate any payments under this 
Agreement.  

 
    ii. Developer Remedies.  Upon the occurrence of an Event of Default, 

which continues after written notice thereof and the expiration of the applicable 
curative period without cure having been effectuated, the sole remedies of 
Developer shall be injunctive relief, specific performance, mandamus, or quo 
warranto.  

 
    iii.  Limitation on Damages. Developer shall not be entitled to 

economic, consequential, incidental, preventative or punitive damages resulting 
from an Event of Default. 

 
    iv.  No Reimbursement if in Default. Developer shall not be entitled to 

receive any reimbursement or portion of the Village Incentive if Developer is in 
Default and has failed to resolve any Default within the applicable curative period.  

 
  C. Curative Period.  In the event a party to this Agreement shall fail to perform 

a monetary covenant which it is required to perform under this Agreement, notwithstanding 
any other provision of this Agreement to the contrary, an Event of Default shall not be 
deemed to have occurred unless that party has failed to perform such monetary covenant 
within thirty (30) days of its receipt of a written notice from the other party specifying that 
it has failed to perform such monetary covenant.  In the event a party to this Agreement 
shall fail to perform a non-monetary covenant which it is required to perform under this 
Agreement, notwithstanding any other provision of this Agreement to the contrary, an 
Event of Default shall not be deemed to have occurred unless that party has failed to cure 
such default within sixty (60) days of its receipt of a written notice from the other party 
specifying the nature of this default; provided, however, with respect to those non-
monetary defaults which are not capable of being cured within such sixty (60) day period, 
Developer shall not be deemed to have committed an Event of Default under this 
Agreement if it has commenced to cure the alleged default within such sixty (60) day period 
and thereafter diligently and continuously prosecutes the cure of such default until the same 
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has been cured, but in no event shall such cure period exceed one hundred eighty (180) 
days of its receipt of written notice from the other party specifying the nature of the default.  
 

D. Non-Waiver.  The failure of any party to this Agreement to insist upon 
strict and prompt performance of the terms, covenants, agreements and conditions herein 
contained, or any of them, upon any other party imposed, shall not constitute or be 
construed as a waiver or relinquishment of any parties’ rights, to enforce any such term, 
covenant, agreement or condition, but the same shall continue in full force and effect.  No 
waiver by either party shall be valid or binding on such party unless it is has been 
consented to in writing. 

 
E. Cumulative Remedies.  Unless expressly provided otherwise herein, the 

rights and remedies of the parties provided for herein shall be cumulative and concurrent 
and shall include all other rights and remedies available at law or in equity, may be pursued 
singly, successively or together, at the sole discretion of either party and may be exercised 
as often as occasion therefore shall arise. 

 
ARTICLE 8:  MISCELLANEOUS PROVISIONS 

 
 Section 8.01. Notice. Unless otherwise specified, any notice, demand or request required 
hereunder shall be given in writing at the addresses set forth below, by any of the following means:  
(a) personal service; (b) overnight courier; (c) certified mail, return receipt requested; or (d) 
facsimile transmission, with proof of transmission: 
 
 If to Village:   Village of Steger 
   Office of the Mayor 
   3320 Lewis Avenue   
   Steger, Illinois 60475 
   Phone: 708-754-3395 
  
 With a copy to:  Del Galdo Law Group, LLC 
  1441 S. Harlem Avenue 
  Berwyn, Illinois 60402 
  Attention:  Vlado Vranjes 
  Phone: 708-222-7000 
  Fax: 708-222-7001 
  
 If to Developer:  Steger Storage, LLC 
    ________________________ 
    ________________________ 
    ________________________ 
    ________________________ 
    ________________________ 
  
 With a copy to:  ________________________ 
    ________________________  
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    ________________________ 
   ________________________ 
   ________________________ 
   ________________________ 
   

Section 8.02. Amendment.  The Agreement and the exhibits attached hereto may not be 
amended without the prior written consent of the Village and Developer.  Consent of the Village 
must be approved by an ordinance passed by the Corporate Authorities.  

 
Section 8.03. Entire Agreement.  The Agreement (including each exhibit attached 

hereto, which is hereby incorporated herein by reference), the documents, agreements and other 
instruments to which reference is made herein or therein constitute the entire agreement between 
the parties hereto and supersede all prior agreements, negotiations and discussions between the 
parties relative to the subject matter hereof.  To the extent of any conflict between the terms and 
conditions of the Inducement Resolution and this Agreement, this Agreement shall govern and 
control.  

 
Section 8.04. Limitation of Liability.  No member, official or employee of the Village 

shall be personally liable to Developer or any successor in interest in the event of any default or 
breach by the Village or for any amount which may become due to Developer from the Village or 
any successor in interest or on any obligation under the terms of this Redevelopment Agreement.  
No member, manager, agent, or employee of Developer shall be personally liable to the Village or 
any successor in interest in the event of any default or breach by Developer or for any amount 
which may become due to the Village from Developer or any successor in interest or on any 
obligation under the terms of this Redevelopment Agreement.   

 
Section 8.05. Further Assurances.  Developer and the Village agree to take certain 

actions, including the execution and delivery of such documents, instruments, petitions and 
certifications as may become necessary or appropriate to carry out the terms, provisions and intent 
of this Redevelopment Agreement. 
 

Section 8.06. Enforceability of Agreement. 
 

 A. This Agreement shall be enforceable in any court of competent jurisdiction 
within the County of Cook, Illinois by any of the parties by an appropriate action at law or 
in equity to secure the performance of the provisions and covenants herein described. 

 
B. Any violation of this Agreement by a party shall entitle the other party to 

the remedy of specific performance, and any other remedy available at law or in equity, 
except as limited under Section 8.04 above, but in no event shall any judgment for 
incidental, consequential or punitive damages award be entered against the Village, its 
officers or employees or against the members, agents, managers or employees of 
Developer. 

 
C. Subject to the provisions of Section 8.04, all remedies provided for in this 

Agreement are cumulative and the election or use of any particular remedy by any of the 
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parties hereto shall not preclude that party from pursuing such other or additional remedies 
or such other or additional relief as it may be entitled to either in law or in equity. 

 
Section 8.07. Disclaimer.  Nothing contained in this Agreement, nor any act of either or 

both parties to this Agreement, shall be deemed construed by any of the parties or by any third 
person, to create or imply any relationship of third-party beneficiary, principal or agent, limited or 
general partnership or joint venture, or to create or imply any association or relationship by or 
among such parties except as expressly set forth herein. 

 
Section 8.08. Headings.  The paragraph and section headings contained herein are for 

convenience only and are not intended to limit, vary, define or expand the content thereof. 
 

Section 8.09. Severability.  If any provision in this Agreement, or any paragraph, 
sentence, clause, phrase, word or the application thereof, in any circumstance, is held invalid, this 
Agreement shall be construed as if such invalid part were never included herein, and the remainder 
of this Agreement shall be and remain valid and enforceable to the fullest extent permitted by law. 

 
Section 8.10. Conflict.  In the event of a conflict between any provisions of this 

Agreement and the provisions of the TIF Ordinances, if any, the TIF Ordinances shall prevail and 
control. 

 
Section 8.11. Governing Law.  This Agreement shall be governed by and construed in 

accordance with the internal laws of the State of Illinois, without regard to its conflicts of law 
principles. 

 
Section 8.12. Form of Documents.  All documents required by this Agreement to be 

submitted, delivered or furnished to the Village shall be in form and content satisfactory to the 
Village, which approval shall not be unreasonably withheld or delayed. 

 
Section 8.13. Binding Effect.  This Agreement shall be binding upon Developer, the 

Village and their respective successors and permitted assigns (as provided herein) and shall inure 
to the benefit of Developer, the Village and their successors and permitted assigns (as provided 
herein). 

 
Section 8.14. Force Majeure.  Neither the Village nor Developer nor any successor in 

interest to either of them shall be considered in breach of or in default of its obligations under this 
Agreement in the event of any delay caused by failure or unreasonable delay, after Developer has 
utilized its best efforts to prevent such failure or unreasonable delay, in the receipt of any 
Governmental Approval, damage or destruction by fire or other casualty, strike, litigation 
concerning the Project, shortage of material, unusually adverse weather conditions such as, by way 
of illustration and not limitation, severe rain storms or below-freezing temperatures of abnormal 
degree or for an abnormal duration, tornadoes or cyclones, and other events or conditions beyond 
the reasonable control of the party affected which in fact interferes with the ability of such party 
to discharge its obligations hereunder.  The time for a party’s performance of any obligation under 
this Agreement shall be extended on a day-for-day basis during the period of the event of Force 
Majeure. The party seeking the extension shall have the burden to establish the other party 
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regarding an event of Force Majeure and shall keep the other party reasonably informed as to the 
nature of the delay and the anticipated time of completion of the performance of its obligations. 

 
Section 8.15. Exhibits.  All of the exhibits attached hereto are incorporated herein by 

reference. 
 
Section 8.16. Third Parties. Except as provided in herein, 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 parties 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. Except as provided herein, this 
Agreement is not intended to and does not create any third-party beneficiary rights whatsoever. 

 
Section 8.17. Time of the Essence.  Time is of the essence for this Agreement. 
 
Section 8.18. Cooperation. 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 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.  The successful 
consummation of this Agreement and the Project are in the best interests of the parties and requires 
their continued cooperation. The parties will use commercially reasonably efforts to cooperate 
with all reasonable requests made by the other party in order to effectuate the intent of this 
Agreement. 

 
 Section 8.19.  Assignment.  The Developer shall be permitted to assign this Agreement: 
(A) as collateral to any lender that provides construction or permanent financing for the Project; 
(B) to any affiliate of the Developer; and (C) any entity that (1) has at least two years (2) years of 
experience owning or operating buildings of the size and nature of the Project and (2) has sufficient 
financial resources, as determined by the Village, in the exercise of its reasonable discretion, to 
maintain and operate the Project in a manner consistent with similar developments in the 
Chicagoland region (such entity, a “Permitted Assignee”).  Any other pledge or assignment of this 
Agreement shall be subject to the Village’s consent, which shall not be unreasonably withheld, 
delayed or conditioned.  The Developer shall be permitted to convey, sell or transfer the Property 
(X) to any affiliate of the Developer; (Y) to any entity that qualifies as a Permitted Assignee; and 
(Z) any lender (or its nominee or assignee), which forecloses on the Property as part of a 
foreclosure proceeding or deed in lieu of foreclosure.  Any other conveyance, sale or transfer of 
the Property shall be subject to the Village’s consent which shall not be unreasonably withheld, 
delayed or conditioned 
 

Section 8.20. No Joint Venture, Agency or Partnership Created. Nothing in this 
Agreement, nor any actions of the parties to this Agreement, shall be construed by the parties or 
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any third person to create the relationship of a partnership, agency or joint venture between or 
among such parties. 

 
Section 8.21. Recording of Agreement.  Developer shall cause this Agreement, all 

amendments, and supplements to be recorded and filed within three (3) days of the Effective Date 
in the Office of the Will County Recorder of Deeds. This Agreement shall be recorded prior to any 
mortgage made in connection with any Lender Financing. The Developer shall pay all fees and 
charges incurred in connection with any such recording. Upon recording, Developer shall within 
three (3) days transmit to the Village an executed original of this Agreement showing the date and 
recording number of record. 

 
Section 8.22. Approvals; Materiality.  Except as otherwise provided in this Agreement, 

whenever consent or approval of a party is required, such consent or approval shall not be 
unreasonably withheld, delayed or conditioned.  All of Developer’s performance obligations set 
forth in this Agreement shall be deemed complete upon material satisfaction of the same. Except 
as otherwise set forth in this Agreement, strict compliance with all monetary obligations hereunder 
shall be required.    

 
 

[Remainder of page intentionally blank] 
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 IN WITNESS WHEREOF, the Village and Developer have duly executed this Agreement 
pursuant to all requisite authorizations as of the date first above written. 
 

VILLAGE OF STEGER ILLINOIS, 
      An Illinois municipal corporation   
 
 
      _______________________________  
      Kenneth A. Peterson, Village President 
 
ATTEST:  
 
 
      
_______________ 
Village Clerk 
 
 
 
STATE OF ILLINOIS  ) 

) ss. 
COUNTY OF COOK   ) 
 

On this ____ day of _________________, 20__, before me, personally appeared 
Kenneth A. Peterson, personally known, who being by me duly sworn did say that he is the 
Village President of the Village of Steger, Illinois, an Illinois municipal corporation, that said 
instrument was signed on behalf of said corporation by authority of its Board of Trustees, and 
acknowledged said instrument to be the free act and deed of said corporation. 

 
IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal at 

my office in Cook County, Illinois the day and year last above written. 
 
 

         
Notary Public 

  
 Printed Name:  

 
My commission expires: 
 
 
 
 
 
  



 

 
IN WITNESS WHEREOF, the Village and Developer have duly executed this 

Agreement pursuant to all requisite authorizations as of the date first above written. 
 
       
      STEGER STORAGE, LLC, an Illinois  

limited liability company 
 

       
 
      By:  ________________________________ 
 
      Name: ______________________________ 
 

Its:  ________________________________ 
 
      
 
       
 
STATE OF ILLINOIS  ) 

) ss. 
COUNTY OF COOK   ) 
 

On this ____ day of ______________, 2023, before me, personally appeared 
________________________________________, personally known, who being by me duly 
sworn did say that he is the _________________________________ of Steger Storage, LLC, 
an Illinois limited liability company, that said instrument was signed on behalf of said 
corporation, and acknowledged said instrument to be the free act and deed of said corporation. 

 
IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal at 

my office in Cook County, Illinois the day and year last above written. 
 
 

         
Notary Public 

  
 Printed Name:  

 
My commission expires:      



 

EXHIBIT A  
Property Legal Description 

 

PARCEL 1:  

LOTS 1 TO 22, INCLUSIVE, IN BLOCK 29 AND ALSO ALL OF THE VACATED ALLEY LYING EAST OF AND 
ADJOINING LOTS 1 THROUGH 22 IN BLOCK 29, AND WEST OF THE WEST RIGHT-OF-WAY LINE OF THE 
CHICAGO AND EASTERN ILLINOIS RAILROAD IN COLUMBIA HEIGHTS, A SUBDIVISION OF THE WEST 
HALF OF THE NORTHWEST QUARTER OF SECTION 4, AND THE NORTHEAST QUARTER OF SECTION 5, 
EXCEPT THE WEST 15.03 CHAINS THEREOF, TOWNSHIP 34 NORTH, RANGE 14 EAST OF THE THIRD 
PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED NOVEMBER 5, 1891, IN PLAT 
BOOK 4, PART 2, PAGES 78 AND 79, AS DOCUMENT NO. 165439, IN WILL COUNTY, ILLINOIS.  

PARCEL 2:  

LOTS 1 TO 16, BOTH INCLUSIVE, IN BLOCK 16, ALSO A STRIP 14 FEET WIDE IN SAID BLOCK 16, 
MARKED "RESERVED FOR PRIVATE USE", ALSO THAT PART OF VACATED 36TH STREET LYING 
BETWEEN LOTS 13 AND 14, IN BLOCK 16, AND LOT 1, BLOCK 29, ALL IN COLUMBIA HEIGHTS, A 
SUBDIVISION OF THE WEST OF THE NORTHWEST QUARTER OF SECTION 4, AND THE NORTHEAST 
QUARTER OF SECTION 5, TOWNSHIP 34 NORTH, RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN, 
ACCORDING TO THE PLAT THEREOF RECORDED NOVEMBER 5, 1891, IN BOOK 4, PAGES 78 AND 79, AS 
DOCUMENT NO. 165439, IN WILL COUNTY, ILLINOIS.  

PARCEL 3:  

THAT PART OF VACATED 36TH STREET LYING SOUTH OF AND ADJOINING LOT 15 IN BLOCK 16 AND 
LYING NORTH OF AND ADJOINING THE VACATED ALLEY IN BLOCK 29, IN COLUMBIA HEIGHTS, 
AFORESAID, IN WILL COUNTY, ILLINOIS.  

PARCEL 4:  

THE SOUTH HALF OF VACATED 35TH PLACE, LYING NORTH OF AND ADJOINING BLOCK 16, IN 
COLUMBIA HEIGHTS, AFORESAID, ALL IN WILL COUNTY, ILLINOIS.  

 



 

EXHIBIT B 
Improvements 

 
 

The Project. The Developer is proposing to convert an existing warehouse building into an 
approximately 111,000 square foot self-storage facility in Steger, Illinois. The site address is 
3601 Chicago Road and consists of three PINs: 23-15-05-218-019, 23-15-05-218-021, and 23-15- 
05-226-027 (the “Project Site”). The site is currently operating as a logistics warehouse 
operated by Triple A Transportation. The total project cost is currently estimated to be 
approximately $11.45 million ($103.14 per square foot of building area).  
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EXHIBIT C
PROJECT SCHEDULE
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EXHIBIT C
PROJECT SCHEDULE



 

EXHIBIT D 
 

Definitions 
 
Words used but not defined elsewhere in this Agreement shall have the following meanings in 
this Agreement: 
 
1. “Act” or “TIF Act” means the Tax Increment Allocation Redevelopment TIF Act, 
Sections 74.4-1 through 74.4-11 of the Illinois Compiled Statutes, as amended. 
 
2.  “Agreement” means this Redevelopment Agreement between the Village of Steger, 
Illinois and Steger Storage, LLC, and any modifications, amendments, or supplements that the 
Parties agree to in writing. 
 
3. “Certificates of Reimbursable Project Costs” means a document substantially in the 
form of Exhibit G, attached hereto and incorporated herein by reference, provided by Developer 
to the Village in accordance with this Agreement and evidencing Reimbursable Project Costs 
incurred by Developer for the Project. 
 
4. “Certificates of Substantial Completion” means any certificates submitted by 
Developer to the Village promptly after substantial completion of the Project in accordance with 
the provisions of this Agreement, and in the form of Exhibit E. [See Section 3.10] 
 
5. “Corporate Authorities” means collectively the President and Board of Trustees of the 
Village of Steger. 
 
6. “Department” means the Illinois Department of Labor.  
 
7. “Developer” means Steger Storage, LLC. 
 
8. “Developer’s Share of Project Incremental Taxes” or “Developer’s Share” shall have 
the meaning set forth in Section 5.03(C). 
 
9. “Effective Date” means the date upon which this Agreement becomes effective, as 
established by the first paragraph of this Agreement. 
 
10. “Environmental Laws” means, without limitation, the Resource Conservation and 
Recovery Act and the Comprehensive Environmental Response, Compensation, and Liability 
Act and other federal laws governing the environment together with their implementing 
regulations applicable to the Property, and all applicable state, regional, county, municipal and 
other local laws, regulations and ordinances that are equivalent or similar to the federal laws 
recited above or that purport to regulate Hazardous Materials. 
 
11. “Equity” means the funds of Developer irrevocably available to finance the construction 
of the Project as and when required for the Project. 
 
12. “Event of Default” shall have the meaning set forth in Section 7.01. 



 

 
13. “Government Approvals” means all plat approvals, re-zoning or other zoning changes, 
site plan approvals, conditional use permits, Metropolitan Water Reclamation District Permits, 
Illinois Department of Transportation permits, variances, building permits, or other subdivision, 
zoning, or any other approvals required by any governmental agency with regulatory authority 
for the implementation of the contemplated Project related to the Redevelopment Area and 
consistent with the Redevelopment Plan and Project, the Preliminary Site Plan and this 
Agreement. 
 
14. “Governmental Charges” means all federal, state, county, local or other governmental 
taxes, levies, assessments, charges liens, claims or encumbrances relating to the Property and/or 
the Project or the operations on the Project including but not limited to real estate taxes and 
utility taxes.   
 
15. “Hazardous Materials” means any hazardous, toxic or dangerous substance, material 
and waste, including, without limitation, hydrocarbons, flammable explosives, asbestos, urea 
formaldehyde insulation, radioactive materials, biological substances, polychlorinated biphenyls, 
pesticides, herbicides and any other kind and/or type of pollutants or contaminants, sewage, 
industrial solvents and/or any other similar substances, materials or wastes that are or become 
regulated under any Environmental Law. 
 
16. “Improvements” shall have the meaning set forth in Recital F and as descripted or 
depicted in Exhibit B of this Agreement. 
 
17. “Incremental Taxes” means, pursuant to the authority granted under the Act, the ad 
valorem taxes, if any, arising from the property tax levies upon the real properties within the 
Redevelopment Project Area by taxing districts, which taxes are attributable to the increase in 
the current equalized assessed valuation of those real properties over and above the initial 
equalized assessed value of those real properties, as determined by the Cook County Assessor’s 
Office or the Will County Supervisor of Assessments Office, and paid to the Village for deposit 
in the STAF. 
 
18. “Indemnified Parties” shall have the meaning set forth in Section 6.01. 
 
19. “Inducement Resolution” means Resolution No. 1177, titled “Resolution Providing An 
Inducement to the Village of Steger and Steger Storage, LLC in Connection with the 
Redevelopment of Real Property Located at 3601 Chicago Road in the Village of Steger, 
Counties of Cook and Will, State of Illinois” adopted by the Corporate Authorities on July 17, 
2023. 
 
20. “Laws” means any law, statute, rule code, regulation, ordinance, award, order, decree, 
judgment or injunction of or by any federal, state or local governmental authority, unit, district or 
entity or any agency, division or department thereof. 
 
21. “Lender Financing” means any funds borrowed by Developer from any provider of 
funds and irrevocably available to pay for Project Costs. 



 

 
22. “Project” means the Project described in Recital F and Exhibit B, and all work 
performed to construct the improvements as set forth in the Plans and Specifications. 
 
23. “Project Budget” means the projected and anticipated Project Costs approved by the 
Village and set forth in Exhibit F. 
 
24. “Project Costs” means all costs actually incurred by Developer in constructing the 
Project and any costs related thereto and generally depicted in Exhibit F. 
 
25. “Project Incremental Taxes” means one hundred percent (100%) of the ad valorem real 
estate taxes levied on the Property, collected by the County, and paid to the Village pursuant to 
the TIF Ordinances and Section 11-74.4-8(b) of the Act, and deposited by the Village into the 
Sub-Account. [See Section 5.03(A)]  
 
26. “Project Schedule” means the scheduled by which Developer shall commence and 
complete the Project as set forth in Section 3.02 and generally depicted in Exhibit C. 
 
27. “Property” means that certain real property legally described in Exhibit A. 
 
28. “Plans and Specifications” means the plans, drawings, specifications, and other 
documents for the Project, describing or showing the scope, design and details of the proposed 
building, structure and improvements at the Property, as submitted to the Village. 
 
29.  “Redevelopment Plan” means the plan titled “Chicago Road Redevelopment Plan and 
Project” as approved by the Corporate Authorities on March 7, 2016, pursuant to Ordinance No. 
1119, as such plan may from time to time be amended in accordance with the TIF Act. 
 
30. “Redevelopment Project Area” shall have the meaning set forth in Recital D. 
 
31. “Reimbursable Project Costs” shall mean those Project Costs, including those incurred after 
the adoption of Inducement Resolution No. 1177 but prior to the Effective Date, for which Developer is 
eligible for reimbursement under the Act and the Redevelopment Plan, and as identified as a “Reimbursable 
Project Cost” on Exhibit F. 
 
32. “STAF” shall have the meaning set forth in Section 5.02. 
 
33. “Sub-Account” shall have the meaning set forth in Section 5.02. 
 
34. “Term” shall have the meaning set forth in Section 1.03. 
 
35. “TIF Ordinances” means Ordinances Numbered 1119, 1120, and 1121 adopted by the 
Corporate Authorities on March 7, 2016, pursuant to the TIF Act approving the Redevelopment 
Plan, designing the Redevelopment Project Area and adopting tax increment allocation financing 
for the Redevelopment Project Area.  
 
36. “Village” means the Village of Steger, Cook and Will Counties, Illinois, an Illinois 



 

municipal corporation duly organized and existing under the general laws of the State of Illinois. 
 
37. “Village Incentive” shall have the meaning set forth in Section 4.05(B). 
 
38. “Village’s Share of Project Incremental Taxes” or “Village Share” shall have the 
meaning set forth in Section 5.03(C).  
 
39. “Village Code” means the Municipal Code of Steger, Illinois, as it may be amended from 
time to time.  
 
  



 

EXHIBIT E 
 

 FORM OF CERTIFICATE OF SUBSTANTIAL COMPLETION  
 

CERTIFICATE OF SUBSTANTIAL COMPLETION  
FOR THE PROJECT 

 
 The undersigned, GD Enterprises, LLC (the “Developer”), pursuant to that certain Tax 
Increment Financing Redevelopment Agreement, dated ___________, 20___ between the Village 
of Steger, Counties of Cook and Will, Illinois (the “Village”) and Developer (the “Agreement”) 
for the property legally described on Appendix A, hereby certifies to the Village as follows: 
 
 1. That as of ________________, 20__, the Project has been substantially completed 
in accordance with the terms and conditions of the Agreement, which shall include compliance 
with all applicable Laws.  
 
 2. The Project has been completed in a good and workmanlike manner and in 
accordance with the Plans and Specifications, all as set forth in the Agreement. 
 
 3. Lien waivers for applicable portions of the Project have been obtained. 
 
 4. This Certificate of Substantial Completion is being issued by Developer to the 
Village in accordance with the Agreement to evidence Developer’s satisfaction of all obligations 
and covenants under the Agreement (as applicable). 
 
 5. The Village’s acceptance (below) or the Village’s failure to object in writing to this 
Certificate within thirty (30) days of the date of delivery of this Certificate of Substantial 
Completion to the Village (which specific written objection, as set forth in the Agreement, must 
be delivered to Developer prior to the end of such 30-day period), and the recordation of this 
Certificate of Substantial Completion with the Will County Recorder of Deeds, shall evidence the 
satisfaction of the Developer’s agreements and covenants to construct the Project . 
 

Upon such acceptance, or failure to object, by the Village, Developer may record this 
Certificate in the office of the Cook County Recorder of Deeds.  This Certificate is given without 
prejudice to any rights against third parties which exist as of the date hereof or which may 
subsequently come into being.  Terms not otherwise defined herein shall have the meaning 
ascribed to such terms in the Agreement. 
 
IN WITNESS WHEREOF, the undersigned has hereunto set his/her hand this ___ day of 
_________, 20___. 
 

[Signature page follows]  



 

STEGER STORAGE, LLC 
      An Illinois limited liability company 
 
      By:  __________________, its ____________ 
 
      By: _________________, its ______________ 
 
 
Signed and sworn before me by     
 
this   day of     , 20___. 
 
 
 
        
Notary Public 
 
 
ACCEPTED: 
VILLAGE OF STEGER, ILLINOIS, an Illinois municipal corporation 

 
By:      
Name:      
Title:      
  



 

Appendix A 
Legal Description 

 

PARCEL 1:  

LOTS 1 TO 22, INCLUSIVE, IN BLOCK 29 AND ALSO ALL OF THE VACATED ALLEY LYING EAST OF AND 
ADJOINING LOTS 1 THROUGH 22 IN BLOCK 29, AND WEST OF THE WEST RIGHT-OF-WAY LINE OF THE 
CHICAGO AND EASTERN ILLINOIS RAILROAD IN COLUMBIA HEIGHTS, A SUBDIVISION OF THE WEST 
HALF OF THE NORTHWEST QUARTER OF SECTION 4, AND THE NORTHEAST QUARTER OF SECTION 5, 
EXCEPT THE WEST 15.03 CHAINS THEREOF, TOWNSHIP 34 NORTH, RANGE 14 EAST OF THE THIRD 
PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED NOVEMBER 5, 1891, IN PLAT 
BOOK 4, PART 2, PAGES 78 AND 79, AS DOCUMENT NO. 165439, IN WILL COUNTY, ILLINOIS.  

PARCEL 2:  

LOTS 1 TO 16, BOTH INCLUSIVE, IN BLOCK 16, ALSO A STRIP 14 FEET WIDE IN SAID BLOCK 16, 
MARKED "RESERVED FOR PRIVATE USE", ALSO THAT PART OF VACATED 36TH STREET LYING 
BETWEEN LOTS 13 AND 14, IN BLOCK 16, AND LOT 1, BLOCK 29, ALL IN COLUMBIA HEIGHTS, A 
SUBDIVISION OF THE WEST OF THE NORTHWEST QUARTER OF SECTION 4, AND THE NORTHEAST 
QUARTER OF SECTION 5, TOWNSHIP 34 NORTH, RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN, 
ACCORDING TO THE PLAT THEREOF RECORDED NOVEMBER 5, 1891, IN BOOK 4, PAGES 78 AND 79, AS 
DOCUMENT NO. 165439, IN WILL COUNTY, ILLINOIS.  

PARCEL 3:  

THAT PART OF VACATED 36TH STREET LYING SOUTH OF AND ADJOINING LOT 15 IN BLOCK 16 AND 
LYING NORTH OF AND ADJOINING THE VACATED ALLEY IN BLOCK 29, IN COLUMBIA HEIGHTS, 
AFORESAID, IN WILL COUNTY, ILLINOIS.  

PARCEL 4:  

THE SOUTH HALF OF VACATED 35TH PLACE, LYING NORTH OF AND ADJOINING BLOCK 16, IN 
COLUMBIA HEIGHTS, AFORESAID, ALL IN WILL COUNTY, ILLINOIS.  

 

  



EXHIBIT 1‐B: TIF ELIGIBLE DEVELOPMENT BUDGET

LAND AND RELATED COSTS TOTAL PROJECT COST TIF ELIGIBLE
Land & Related 4,250,000                           4,250,000     
Closing Costs 25,000                                 25,000           
Acquisition Fee 42,500                                 ‐                 
LAND RELATED COSTS SUBTOTAL 4,317,500                           4,275,000     

SOFT COSTS
DD Reports 22,990                                 ‐                 
Civil 10,000                                 10,000           
Architecural 34,500                                 34,500           
Structural 15,000                                 15,000           
MEP 27,000                                 27,000           
Landscape  3,000                                   ‐                 
Permit Review 29,400                                 ‐                 
Permit  15,000                                 ‐                 
Surety  10,000                                 ‐                 
Misc. 18,000                                 ‐                 
Developer Insurance 37,500                                 ‐                 
Interest Reserve 691,326                              ‐                 
Op Deficit 81,830                                 ‐                 
SOFT COSTS SUBTOTAL 995,546                              86,500           

HARD COSTS
General Conditions 276,478                              276,478        
Site Work 305,000                              305,000        
Building 300,000                              300,000        
Masonry ‐                                       ‐                 
Steel 850,000                              850,000        
Carpentry 45,500                                 45,500           
Roofing and ACM 754,500                              754,500        
Doors and Openings 58,000                                 58,000           
Finishes 163,200                              163,200        
Accessories 10,000                                 ‐                 
Elevators ‐                                      
Mechanical 775,000                              775,000        
Electrical 500,000                              500,000        
GC Fee 250,000                              ‐                 
GC Insurance 37,500                                 ‐                 
HARD COSTS SUBTOTAL 4,325,178                           4,027,678     

FINANCING COSTS / CONTINGENCIES / OTHER CONDITIONS
General Conditions ‐                                       ‐                 
Fees ‐                                       ‐                 
Insurance ‐                                       ‐                 
Appraisal 5,700                                   5,700             
Loan Origination 35,000                                 ‐                 
Legal 15,000                                 15,000           
Escrow / Title 6,000                                   6,000             
Site Inspection 4,920                                   4,920             
Additional Property Tax Reserve 250,000                              ‐                 
Additional Interest Reserve 367,256                              ‐                 
Construction Loan Fee ‐                                       ‐                 
Project Management Fee 400,000                              ‐                 
Developers Contingency  454,757                              ‐                 
Hard Cost Contingency 216,259                              216,259        
Soft Cost Contingency 55,598                                 ‐                 
FINANCING AND OTHER COSTS SUBTOTAL 1,810,490                           247,879        

TOTAL DEVELOPMENT BUDGET 11,448,714                         8,637,057     

Johnson Research Group, Inc. 5/22/2023
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EXHIBIT G 
 

(Form of Certificate of Reimbursable Project Costs)  
 

Certificate of Reimbursable Project Costs 

The Village Manager 
Village of Steger, Illinois 
 

Re: Steger Storage LLC’s Redevelopment Project  
 
Terms not otherwise defined herein shall have the meanings ascribed to such terms in the 

Redevelopment Agreement dated ___________________, 20__ (the “Redevelopment 
Agreement”). In connection with the Redevelopment Agreement, the undersigned hereby states 
and certifies that: 

 
1. Schedule 1 is incorporated herein by reference.  Each item listed on Schedule 1 

hereto is a Reimbursable Project Cost and was incurred in connection with the construction of the 
Project. Identified on the attached Schedule 1 are the name, business address and business phone 
number of all contractors, subcontractors and/or suppliers who were paid directly by the 
Developer and for which the amount identified herein shall reimburse the Developer; also 
included as part of Schedule 1 are all applicable contracts, paid invoices and lien waivers in 
relation to said contractors, subcontractors and/or suppliers as well as proof of payment of said 
invoices.  The information and documentation constituting Schedule 1 is accurate, verified and 
complete. 

 
2. The Reimbursable Project Costs on Schedule 1: (i) were necessary for the 

completion of the Project, (ii) have been paid by the Developer and are eligible for reimbursement 
under the TIF Act, the Redevelopment Plan and the Redevelopment Agreement, and (iii) were 
incurred in accordance with the Redevelopment Agreement. 

 
3. The Reimbursable Project Costs listed on Schedule 1 have not previously been paid 

or reimbursed from money derived from Incremental Taxes or any money derived from any 
project fund established pursuant to the Redevelopment Agreement, and no part thereof has been 
included in any other Request for Reimbursement of the Project Costs previously filed with the 
Village. 

 
4. The Developer has kept and maintained financial records related to the 

Reimbursable Project Costs listed on Schedule 1 in compliance with the Redevelopment 
Agreement. 

 
5. There has not been filed with or served upon the Developer any notice of any lien, 

right of lien or attachment upon or claim affecting the right of any person, firm or corporation to 
receive payment of the amounts stated in this request, except to the extent any such lien is being 
contested in good faith. 

 
6. If any cost item to be reimbursed under this Certificate is deemed not to constitute 



 

 

a “redevelopment project cost” within the meaning of the TIF Act and the Redevelopment 
Agreement, Developer shall have the right to identify and substitute other eligible Reimbursable 
Project Costs for payment hereunder, subject to limitations under the Redevelopment Agreement. 

 
8. The Redevelopment Agreement is in full force and effect; and no Event of Default 

exists under the Redevelopment Agreement. 
 
9. All of the Developer’s representations and warranties set forth in the 

Redevelopment Agreement remain true and correct as of the date hereof. 
 
10. The development and construction of the Project complies with the Project 

Schedule. 
 
11. The Reimbursable Project Costs set forth herein for the Project is not more than 

One Million Three Hundred Ninety-One Thousand Six Hundred Dollars and No Cents 
($1,391,600). 

 
Developer agrees that if prior to the time of acceptance by the Village any matter certified 

to herein by it will not be true and correct in all material respects at such time as if then made, it 
will immediately so notify the Village.  Except to the extent, if any, that prior to the time of the 
Village’s approval of Reimbursable Project Costs for the Project, the Village shall receive written 
notice to the contrary from the Developer, each matter certified to herein shall be deemed once 
again to be certified as true and correct at the date of approval of Reimbursable Project Costs as if 
then made. 

 
 IN WITNESS WHEREOF, the undersigned has hereunto set his/her hand this ___ day of 
_______________________, 20___. 
       

By:        
  

Signed and sworn before me by     

this   day of     , 20___. 

 
        
Notary Public 
 
APPROVED: 
VILLAGE OF UNIVERSITY PARK,  
ILLINOIS, an Illinois municipal corporation 
 
By:      
Name:      
Title:     



 

 

Schedule 1 

Reimbursement Schedule for Reimbursable Project Costs (RPC) 
Date: ____________________ 
Page __ of ___ 
 
Total Project Costs Incurred for the Area C Project: $   . 

 
 Vendor 

Name/Address 
Phone Description Project Budget 

Item (Exhibit F) 
Invoice 

Date 
Payment 

Date 
Total 

Amount Paid 
Requested 

Certification 
Amount 

#_  

 

       

__  

 

       

__  

 

       

__  

 

       

__  

 

       

__  

 

       

__  

 

       

__  

 

       

__  

 

  
 
  

  
 

   
 

__  

 

       

 
Total RPC Request for the Area C Project:  $   .  
 
**Attached hereto are the contracts, invoices, proof of payment and lien waivers corresponding to each of 
the above cited vendors for which the Developer seeks such costs to be certified as a Reimbursable 
Project Cost.   
 
     ________________________________  
     Signature of Developer  



 

 

 








