MEMORANDUM

CITY OF
URBANA
TO: Mayor Prussing
City Council Members
FROM: Bruce Walden, CAO
DATE: August 4, 2005
RE: K-Mart Redevelopment Agreement Follow-Up Memo

The Urbana City Council requested additional clarification of the developer requirements to
construct commercial space. Subsequent to the July 25™ meeting, Chris Creek agreed to continue
to plan for 40,000 square feet of commercial space but agrees to build not less than 30,000
square feet of commercial space. The agreement has been modified in Article I, Section 1.1,
Definitions: “Private Development Project:” to reflect this change.

The property tax cash flow numbers have been refined and are attached. Also included are the
project elevations and proposed site plan. The project is immediately of great benefit to the
Urbana School and Park District.

The Administration strongly supports the project.

BKW:ss



Kmart Site Redevelopment

Philo and Florida

Project Cost = $25,000,000

Est. Assessed Value = $21,000,000
Est. EAV = $7,000,000

Current EAV = $643,340

Est. Property Tax Revenue by Taxing Body Annual 2005 Dollars

Taxing Body 05 Rate Tax Rev Rev w/o Devt.| Difference
School 4.4758 $313,306 $28,795 $284,511
Park 0.7463 $52,241 $4,801 $47,440
Twnship 0.1988 $13,916 $1,279 $12,637
City 1.3120 $91,840 $8,441 $83,399
County 0.7981 $55,867 $5,134 $50,733
Forest 0.0839 $5,873 $540 $5,333
Parkland 0.4847 $33,929 $3,118 $30,811
MTD 0.2677 $18,739 $1,722 $17,017
Health 0.1126 $7,882 $724 $7,158
Total 8.4799 $593,593 $54,555 $539,038
20 Year Prop Tax Revenue Increase Projection by District*

*assumes RY05 Tax Rate and 3.5% annual EAV increase

Taxing Body Rate Total 2026 [Rev w/o Devt.| Difference
School 4.4758 $9,170,300 $814,313 $8,355,987
Park 0.7463 $1,529,066 $135,771 $1,393,295
Twnship 0.1988 $407,313 $36,170 $371,143
City** 1.3120 $2,178,382 $238,709 $1,939,673
County** 0.7981 $1,325,127 $145,188 $1,179,939
Forest 0.0839 $171,890 $15,271 $156,619
Parkland 0.4847 $993,084 $88,176 $904,908
MTD 0.2677 $548,480 $48,698 $499,782
Health 0.1126 $230,702 $20,474 $210,228
Total 8.4799 $16,554,344 | $1,542,770 | $15,011,574

**No City or County Property Tax Revenue for first 5 years due to EZ




ORDINANCE NO. 2005-07-115

AN ORDINANCE APPROVING AND AUTHORIZING THE EXECUTION OF A DEVELOPMENT
INCENTIVE AGREEMENT WITH CTC PROPERTIES, LLC.

(K-Mart Site Re-Use))
NOW, THEREFORE, BE 1T ORDAINED BY THE CITY COUNCIL OF THE CITY OF
URBANA, ILLINOIS, as follows:

Section 1. That a Development Incentive Agreement Between the City of
Urbana and CTC Properties, LLC., in substantially the form of the copy of
said Agreement attached hereto, be and the same is hereby approved.

Section 2. That the Mayor of the City of Urbana, Illinois, be and the
same is hereby authorized to execute and deliver and the City Clerk of the
City of Urbana, Illinois, be and the same is authorized to attest to said
execution of said Assignment and Estoppel Certificate as so authorized and
approved for and on behalf of the City of Urbana, Illinois.

PASSED by the City Council this day of ,

2005.

AYES:
NAYS:
ABSTAINS:

Phyllis D. Clark, City Clerk

APPROVED by the Mayor this day of , 2005.

Laurel Lunt Prussing, Mayor



DEVELOPMENT INCENTIVE AGREEMENT

by and between the

CITY OF URBANA, CHAMPAIGN COUNTY, ILLINOIS

and

CTC PROPERTIES LLC,
AN ILLINOIS LIMITED LIABILITY COMPANY

Dated as of August 1, 2005

Document Prepared By:

Kenneth N. Beth

Evans, Froehlich, Beth & Chamley
44 Main Street, Third Floor

P.O. Box 737

Champaign, IL 61820
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DEVELOPMENT INCENTIVE AGREEMENT

THIS DEVELOPMENT INCENTIVE AGREEMENT (including any exhibits and
attachments hereto, collectively, this “Agreement”) is made and entered into as of August 1, 2005,
but actually executed by each of the parties on the dates set forth beneath their respective signatures
below, by and between the City of Urbana, Champaign County, Illinois, an Illinois municipal
corporation (the “City”), and CTC Properties LLC, an Illinois limited liability company (the
“Developer”).

RECITALS

WHEREAS, the Developer proposes to acquire, construct and install (or cause to be done)
the Private Development Project (including related and appurtenant facilities as more fully defined
below) on the Development Project Site (as defined below); and

WHEREAS, the Development Project Site (as defined below), is within the Philo Road
Business District Redevelopment Area for which certain development incentives may be provided,;
and

WHEREAS, the Developer is unwilling to undertake the Private Development Project
without certain incentives from the City, which the City is willing to provide, and the City has
determined that it is desirable and in the City’s best interests to assist the Developer in the manner
set forth herein and as this Agreement may be supplemented and amended; and

NOW, THEREFORE, for and in consideration of the mutual covenants and agreements
contained herein, and for other good and valuable consideration, the receipt and sufficiency of
which are hereby acknowledged, the City and the Developer hereby agree as follows:

ARTICLE |
DEFINITIONS
Section 1.1. Definitions. For purposes of this Agreement and unless the context clearly

requires otherwise, the capitalized words, terms and phrases used in this Agreement shall have the
meaning provided in the above Recitals and from place to place herein, including as follows:

“Corporate Authorities” means the City Council of the City.

“Development Loan” means a loan in the not to exceed principal amount of $285,000.00 at
a non-default interest rate of 0% per annum.

“Development Project Site” means, collectively, the real estate consisting of the parcel or
parcels legally described in Exhibit A hereto, upon or within which the Private Development Project
is to be undertaken.



“Eligible Costs” means those costs attributable to the demolition of the existing structure,
site preparation and the clearing and grading of land upon the Development Project Site which are
paid and incurred by the Developer in connection with the Private Development Project and which
are authorized to be reimbursed or paid under Section 3.1 of this Agreement.

“Loan Advance” means, collectively, an amount of loan proceeds to be advanced from time
to time by the City in connection with the Development Loan to or at the direction of the Developer
under and pursuant to Section 3.1 of this Agreement.

“Loan Documents” means, collectively, the Promissory Note attached hereto as Exhibit B
and the Mortgage attached hereto as Exhibit C as described in Section 3.2(b) of this Agreement.

“Permitted Encumbrances” means the lien of general taxes and special assessments;
zoning laws and building ordinances; easements, apparent or of record, which do not underlie the
proposed Private Development, covenants and restrictions of record which are not violated by the
proposed Private Development, and a mortgage to secure a construction loan for Phase Il of the
Private Development Project.

“Private Development Project” means, collectively, the acquisition, construction and
installation of a mixed use commercial and residential facility having approximately 40,000 square
feet of planned retail space but not less than 30,000 square feet of constructed retail space and not
less than 300 residential units (together with the related real estate, demolition of buildings, site
preparation and appurtenant facilities), all of which is to be accomplished within or upon the
Development Project Site in two phases by the Developer in accordance with the Site Development
Plans as follows:

Phase I: the demolition, clearance and removal of any existing buildings and structures and
debris from the Development Project Site and the clearing and grading of land as required
upon the Development Project Site.

Phase I1: the completion of the remainder of the Private Development Project.

“Site Development Plans, means collectively, the site development plan attached hereto as
Exhibit D depicting the new mixed use commercial and residential facility to be constructed and
installed within or upon the Development Project Area in accordance with Phase Il of the Private
Development Project, including the schematic elevations and floor plans for such Phase Il of the
Private Development Project.

Section 1.2. Construction. This Agreement, except where the context by clear implication

shall otherwise require, shall be construed and applied as follows:
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(@) definitions include both singular and plural.
(b) pronouns include both singular and plural and cover all genders; and

(c) headings of sections herein are solely for convenience of reference and do not
constitute a part hereof and shall not affect the meaning, construction or effect hereof.

(d) all exhibits attached to this Agreement shall be and are operative provisions of this
Agreement and shall be and are incorporated by reference in the context of use where
mentioned and referenced in this Agreement.

ARTICLE Il
REPRESENTATIONS AND WARRANTIES

Section 2.1. Representations and Warranties of the City. In order to induce the

Developer to enter into this Agreement, the City hereby makes certain representations and
warranties to the Developer, as follows:

(@) Organization and Standing. The City is a home rule municipality duly organized,
validly existing and in good standing under the Constitution and laws of the State of Illinois.

(b) Power and Authority. The City has full power and authority to execute and deliver
this Agreement and to perform all of its agreements, obligations and undertakings hereunder.

(c) Authorization and Enforceability. The execution, delivery and performance of this
Agreement have been duly and validly authorized by all necessary action on the part of the City’s
Corporate Authorities. This Agreement is a legal, valid and binding obligation of the City,
enforceable against the City in accordance with its terms, except to the extent that any and all
financial obligations of the City under this Agreement shall be limited to the availability of such
funds therefor as may be specified in this Agreement and that such enforceability may be further
limited by laws, rulings and decisions affecting remedies, and by bankruptcy, insolvency,
reorganization, moratorium or other laws affecting the enforceability of debtors’ or creditors’ rights,
and by equitable principles.

(d) No Violation. Neither the execution nor the delivery of this Agreement or the
performance of the City’s agreements, obligations and undertakings hereunder will conflict with,
violate or result in a breach of any of the terms, conditions, or provisions of any agreement, rule,
regulation, statute, ordinance, judgment, decree, or other law by which the City may be bound.

() Governmental Consents and Approvals. No consent or approval by any
governmental authority is required in connection with the execution and delivery by the City of this
Agreement or the performance by the City of its obligations hereunder.
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Section 2.2. Representations and Warranties of the Developer. In order to induce the

City to enter into this Agreement, the Developer makes the following representations and warranties
to the City:

(@) Organization. The Developer is a limited liability company duly organized, validly
existing and in good standing under the laws of the State of Illinois, and is operated with

management vested in its

(b) Power and Authority. The Developer has full power and authority to execute and
deliver this Agreement and to perform all of its agreements, obligations and undertakings
hereunder.

(c) Authorization and Enforceability. This Agreement is a legal, valid and binding
agreement, obligation and undertaking of the Developer, enforceable against the Developer in
accordance with its terms, except to the extent that such enforceability may be limited by laws,
rulings and decisions affecting remedies, and by bankruptcy, insolvency, reorganization,
moratorium or other laws affecting the enforceability of debtors’ or creditors’ rights, and by
equitable principles.

(d) No Violation. Neither the execution nor the delivery or performance of this
Agreement will conflict with, violate or result in a breach of any of the terms, conditions, or
provisions of, or constitute a default under, or (with or without the giving of notice or the passage of
time or both) entitle any party to terminate or declare a default under any contract, agreement, lease,
license or instrument or any rule, regulation, statute, ordinance, judicial decision, judgment, decree
or other law to which the Developer is a party or by which the Developer or any of its assets may be
bound.

(e) Consents. No consent or approval by any governmental authority or other person is
required in connection with the execution and delivery by the Developer of this Agreement or the
performance thereof by the Developer.

(H  No Proceedings or Judgments. There is no claim, action or proceeding now pending,
or to the best of its knowledge, threatened, before any court, administrative or regulatory body, or
governmental agency (1) to which the Developer is a party and (2) which will, or could, prevent the
Developer’s performance of its obligations under this Agreement.

Section 2.3. Disclaimer of Warranties. The City and the Developer acknowledge that

neither has made any warranties to the other, except as set forth in this Agreement. The City hereby

disclaims any and all warranties with respect to the Private Development Project, express or
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implied, including, without limitation, any implied warranty of fitness for a particular purpose or
merchantability. Nothing has come to the attention of the Developer to question the assumptions or
conclusions or other terms and provisions of any projections associated with any of the provisions
of this Agreement.
ARTICLE Il
CITY’S COVENANTS AND AGREEMENTS
Section 3.1. City’s Financial Obligations. The City shall have the obligations set forth in

this Section 3.1 relative to financing Eligible Costs at the Development Project Site. Subject to the
terms and conditions of Section 3.2 of this Agreement, the City agrees to provide to the Developer
the Development Loan. The Development Loan shall be subordinate to a construction loan for
Phase Il of the Private Development Project and shall be payable in full no later than August 31,
2007. The Development Loan shall be a straight line of credit. Any Loan Advance under the
Development Loan shall only be made upon the submission to the City of a Requisition for Eligible
Costs incurred or paid in accordance with the procedures set forth in Section 5.1 of this Agreement.

Section 3.2. Conditions Precedent. The obligation of the City to provide the Development

Loan to the Developer under this Agreement is contingent upon each of the following:

(@) The Developer shall have acquired title to the Development Project Site, subject only
to the Permitted Encumbrances, all as evidenced by a title commitment for such Development Loan
issued by a title company regularly doing business in Champaign County, Illinois; and

(b) The payment of the Lender’s title policy premium and any related search charges and
the execution and delivery by the Developer, including each of the Developer’s principals in their
personal capacity, of a promissory note substantially in the form of that attached hereto as Exhibit B
and by the Developer of a mortgage substantially in the form of that attached hereto as Exhibit C in
connection with the Development Loan.

Section 3.3. Discharge of Development Loan. Anything to the contrary in the Loan

Documents notwithstanding, in the event that the Private Development Project is substantially
completed and open for business on or before August 31, 2007, the Development Loan shall be
deemed fully paid and discharged.

Section 3.4. Extension of Florida Avenue. The Corporate Authorities of the City agree to

use their best efforts to extend or cause the extension of Florida Avenue from its present terminus at
Abercorn Street easterly to High Cross Road (State Route 130) on or before August 31, 2007, and if

such extension is not completed or otherwise provided for by such date, to take any such further
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action as may be necessary to acquire such right-of-way in order to pursue the completion of such
extension with all due diligence.

Section 3.5. Defense of Agreement. In the event that any court or governmental agency

having jurisdiction over enforcement of the subject matter contemplated by this Agreement shall
determine that this Agreement, including any Loan Advance to be made by the City, or any
discharge thereof, are contrary to law, the City will defend the integrity of this Agreement.
ARTICLE IV
DEVELOPER’S COVENANTS
Section 4.1. Agreement to Undertake the Private Development. The Developer

covenants and agrees to undertake the Private Development Project in the manner and with the
effect set forth in this Agreement, substantially in accordance with the Site Development Plans,
including as such Site Development Plans, as modified by the Developer, may be subsequently
approved by the City in writing. In addition, the Developer covenants and agrees to undertake each
of the following:

(@) to complete the Private Development—Phase | by demolishing, clearing and removing
the existing structure located within or upon the Development Project Site on or before November
1, 2005; and

(b) to complete the Private Development-Phase Il by commencing such further
acquisition, construction and installation of the Private Development in a timely manner as to
satisfactorily assure that such acquisition, construction and installation of the Private Development
is substantially completed and open for business on or before August 31, 2007.

Section 4.2. Acquisition, Construction and Installation of Private Development

Project. The Developer shall at all times cause the Private Development Project to be acquired,
constructed and installed in conformance with this Agreement and all applicable laws, rules and
regulations, including all subdivision, zoning, environmental or other land use ordinances of the
City. Any agreement of the Developer related to the Private Development Project with any other
party or parties to any such agreements shall, to the extent applicable, contain provisions
substantially similar to those required of the Developer under this Agreement.

Section 4.3. [RESERVED]

Section 4.4. Indemnity. The Developer agrees to forever indemnify and defend the City
from and against any claims, suits, or actions for death or injury to persons or damage to property or

breach of contract brought against the City arising from any alleged claims, acts or omissions of the
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Developer in connection with this Agreement, including any matter or thing in connection with the
Private Development Project, whether or not suit is filed.

Section 4.5. Compliance With All Laws. The Developer agrees that in the performance,

use, occupation, operation and maintenance of the Private Development Project, the Developer will
comply with all applicable federal and state laws, rules and regulations and all applicable City
ordinances.

Section 4.6. Real Estate Tax Obligations. The Developer agrees to pay and discharge,

promptly and when the same shall become due, all general real estate taxes, and all applicable
interest and penalties thereon, that at any time shall become due and payable upon or with respect
to, or which shall become liens upon, any part of the Development Area. The Developer, including
any others claiming by or through it, hereby covenants and agrees not to file any application for
property tax exemption for any part of the Development Project Site under any applicable
provisions of the Property Tax Code of the State of Illinois (35 ILCS 200/1-1 et seq.), as
supplemented and amended, unless the City and the Developer shall otherwise have first entered
into a mutually acceptable agreement under and by which the Developer shall have agreed to make
a payment in lieu of taxes to the City, it being mutually acknowledged and understood by both the
City and the Developer that any such payment of taxes (or payment in lieu thereof) by the
Developer is a material part of the consideration under and by which the City has entered into this
Agreement. This covenant of the Developer shall be a covenant that runs with the land being the
Development Area upon which the Private Development is located and shall be in full force and
effect until December 31, 2025, upon which date this covenant shall terminate and be of no further
force or effect (and shall cease as a covenant binding upon or running with the land) immediately,
and without the necessity of any further action by City or Developer or any other party; provided,
however, upon request of any party in title to such land the City shall execute and deliver to such
party an instrument, in recordable form, confirming for the record that this covenant has terminated
and is no longer in effect.
ARTICLE V
PAYMENT FOR ELIGIBLE COSTS

Section 5.1. Payment Procedures. The City and the Developer intend and agree that any

Loan Advance to be disbursed by the Comptroller of the City for payment to the Developer shall be
in accordance with the procedures set forth in this Section 5.1 of this Agreement. The City hereby
designates the City’s Chief Administrative Officer, or the designee thereof, (the “CAQO”) as its
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representative to coordinate the authorization of disbursement of any Loan Advance for the Eligible
Costs. Payments to or at the direction of the Developer of any Loan Advance for Eligible Costs
shall be made upon request therefor, in form reasonably acceptable to the City (each being a
“Requisition”) submitted by the Developer from time to time stating:
(i) that certain Eligible Costs have been completed and have either been approved or
accepted by the Developer;
(if) the dollar amount of the Loan Advance to be advanced in connection with such
request; and
(iii) the dollar amount, if any, of the Eligible Costs remaining to be paid.
Any such requisition shall be accompanied by such documentation as may reasonably be requested
by the CAO, including contractor’s affidavits or lien waivers, as applicable.

Section 5.2. Approval and Resubmission_of Requisitions. The CAO shall give the

Developer written notice disapproving the Requisition within ten (10) days after receipt thereof. If
a Requisition is disapproved by such CAQO, the reasons for disallowance will be set forth in writing
and the Developer may resubmit the Requisition with such additional documentation or verification
as may be required. The same procedures set forth herein applicable to disapproval shall apply to
such resubmittals.

Section 5.3. Time of Payment. The City shall make the payment or reimbursement to or at

the direction of the Developer within thirty (30) days of the approval of the Requisition as set forth
in Section 5.2 above.
ARTICLE VI
DEFAULTS AND REMEDIES
Section 6.1. Defaults - Rights to Cure. Except as otherwise provided in Section 6.4 of this

Agreement below in connection with defaults and remedies related to the Development Loan, any
other failure or delay by either party to timely perform any term or provision of this Agreement
shall constitute a default under this Agreement. The party who so fails or delays shall, upon receipt
of written notice of the existence of such default, immediately commence to cure, correct or remedy
such default and thereafter proceed with diligence to cure such default. The party claiming such
default shall give written notice of the alleged default to the party alleged to be in default specifying
the default complained of. Except as required to protect against immediate, irreparable harm, the
party asserting a default may not institute proceedings against the other party until thirty (30) days

after having given such notice. If such default is cured within such thirty (30) day period, the
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default shall not be deemed to constitute a breach of this Agreement. If the default is one which
cannot reasonably be cured within such thirty (30) day period, such thirty (30) day period shall be
extended for such time as is reasonably necessary for the curing of such default, so long as there is
diligent proceeding to cure such default. If such default is cured within such extended period, the
default shall not be deemed to constitute a breach of this Agreement. However, a default not cured
as provided above shall constitute a breach of this Agreement. Except as otherwise expressly
provided in this Agreement, any failure or delay by either party in asserting any of its rights or
remedies as to any default or alleged default or breach shall not operate as a waiver of any such
default or breach of any rights or remedies it may have as a result of such default or breach.

Section 6.2. Remedies. The only other remedy available to either party in the event of a
breach of this Agreement by the other party under any of the terms and provisions hereof shall be to
institute legal action against the other party for specific performance or other appropriate equitable
relief. Except for any payment or reimbursement which shall become due and payable in
accordance with the provisions of Article V hereof, under no circumstances shall the City be subject
to any other monetary liability or be liable for damages (compensatory or punitive) under any of the
other provisions, terms and conditions of this Agreement. The provisions of this Section 6.2 shall
not be applicable, however, to the indemnity obligations of the Developer under Section 4.4 of this
Agreement.

Section 6.3. Costs, Expenses and Fees. If either party defaults in the performance of its

obligations hereunder, and is determined in breach of this Agreement by a court of competent
jurisdiction, each of the parties agree that the defaulting party shall pay the non-defaulting party’s
costs, expenses and fees of enforcing the defaulting party’s obligations under this Agreement,
including but not limited to reasonable fees of accountants, attorneys, engineers and other
professionals.

Section 6.4. Development Loan. The rights and obligations of the parties in connection

with the Development Loan, including any defaults and remedies associated therewith, shall be as
otherwise set forth in the Loan Documents and Section 3.3 of this Agreement, anything to the
contrary in this Article V1 of this Agreement notwithstanding.
ARTICLE VII
MISCELLANEOUS PROVISIONS
Section 7.1 Entire Contract and Amendments. This Agreement (together with the

Exhibits A to D, inclusive, attached hereto) is the entire agreement between the City and the
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Developer relating to the subject matter hereof. This Agreement supersedes all prior and
contemporaneous negotiations, understandings and agreements, written or oral, and may not be
modified or amended except by a written instrument executed by both of the parties.

Section 7.2. Third Parties. Nothing in this Agreement, whether expressed or implied, is
intended to confer any rights or remedies under or by reason of this Agreement on any other persons
other than the City and the Developer and their respective successors and assigns, nor is anything in
this Agreement intended to relieve or discharge the obligation or liability of any third persons to
either the City or the Developer, nor shall any provision give any third parties any rights of
subrogation or action over or against either the City or the Developer. This Agreement is not
intended to and does not create any third party beneficiary rights whatsoever.

Section 7.3. Counterparts. Any number of counterparts of this Agreement may be
executed and delivered and each shall be considered an original and together they shall constitute
one agreement.

Section 7.4. Time and Force Majeure. Time is of the essence of this Agreement;

provided, however, neither the Developer nor the City shall be deemed in default with respect to
any performance obligations under this Agreement on their respective parts to be performed if any
such failure to timely perform is due in whole or in part to the following (which also constitute
“unavoidable delays™): any strike, lock-out or other labor disturbance (whether legal or illegal, with
respect to which the Developer, the City and others shall have no obligations hereunder to settle
other than in their sole discretion and business judgment), civil disorder, inability to procure
materials, weather conditions, wet soil conditions, failure or interruption of power, restrictive
governmental laws and regulations, condemnation, riots, insurrections, acts of terrorism, war, fuel
shortages, accidents, casualties, acts of God or third parties, or any other cause beyond the
reasonable control of the Developer or the City, or for any other reasons not within either the
Developer’s or the City’s control.

Section 7.5. Waiver. Any party to this Agreement may elect to waive any right or remedy
it may enjoy hereunder, provided that no such waiver shall be deemed to exist unless such waiver is
in writing. No such waiver shall obligate the waiver of any other right or remedy hereunder, or
shall be deemed to constitute a waiver of other rights and remedies provided pursuant to this
Agreement.

Section 7.6. Cooperation and Further Assurances. The City and the Developer covenant

and agree that each will do, execute, acknowledge and deliver or cause to be done, executed and
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delivered, such agreements, instruments and documents supplemental hereto and such further acts,
instruments, pledges and transfers as may be reasonably required for the better assuring,
mortgaging, conveying, transferring, pledging, assigning and confirming unto the City or the
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.

Section 7.7. Notices and Communications. All notices, demands, requests or other

communications under or in respect of this Agreement shall be in writing and shall be deemed to
have been given when the same are (a) deposited in the United States mail and sent by registered or
certified mail, postage prepaid, return receipt requested, (b) personally delivered, (c) sent by a
nationally recognized overnight courier, delivery charge prepaid or (d) transmitted by telephone
facsimile, telephonically confirmed as actually received, in each case, to the City and the Developer
at their respective addresses (or at such other address as each may designate by notice to the other),
as follows:

Q) In the case of the Developer, to:

Tel: () -
Fax: () -

(i) In the case of the City, to:

City of Urbana, Illinois

400 South Vine Street

Urbana, IL 61801

Attn: Chief Administrative Officer
Tel: (217) 384-2454

Fax: (217) 384-2363

Whenever any party hereto is required to deliver notices, certificates, opinions, statements or other
information hereunder, such party shall do so in such number of copies as shall be reasonably
specified.

Section 7.8. Successors in Interest. This Agreement shall be binding upon and inure to the

benefit of the Parties hereto and their respectively authorized successors and assigns; provided,
however, that Developer may not assign its rights under this Agreement without the express written

consent of the City, which shall not be unreasonably withheld or delayed.
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Section 7.9. No Joint Venture, Agency, or Partnership Created. Nothing in this

Agreement nor any actions of either of the City or the Developer shall be construed by either of the
City, the Developer or any third party to create the relationship of a partnership, agency, or joint
venture between or among the City and any party being the Developer.

Section 7.10. Verification of Tax Increment. The City and Developer shall fully

cooperate in connection with obtaining certified copies of all real estate tax bills for the taxable
property constituting the Private Development.

Section 7.11. lllinois Law; Venue. This Agreement shall be construed and interpreted

under the laws of the State of Illinois. If any action or proceeding is commenced by any party to
enforce any of the provisions of this Agreement, the venue for any such action or proceeding shall
be in Champaign County, Illinois.

Section 7.12. No _Personal Liability of Officials of City. No covenant or agreement

contained in this Agreement shall be deemed to be the covenant or agreement of any official,
officer, agent, employee or attorney of the City, in his or her individual capacity, and neither the
members of the Corporate Authorities nor any official of the City shall be liable personally under
this Agreement or be subject to any personal liability or accountability by reason of the execution,
delivery and performance of this Agreement.

Section 7.13. Superceder. To the extent that any ordinance, resolution, rule, order or
provision of the City’s Code of Ordinances or any part thereof is in conflict with the provisions of
this Agreement, the provisions of this Agreement shall be controlling.

Section 7.14. Term. Unless earlier terminated pursuant to the terms hereof, this Agreement
shall be and remain in full force and effect until August 31, 2007, including as such date may be
extended, if at all, by any “unavoidable delays” as defined in Section 7.5 of this Agreement.
Anything to the contrary notwithstanding, however, the Developer’s obligations under Sections 4.4,
4.5 and 4.6 of this Agreement shall be and remain in effect in accordance with the express

provisions of such Sections.
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IN WITNESS WHEREOF, the City and the Developer have caused this Agreement to be
executed by their duly authorized officers as of the date set forth below.

CITY OF URBANA, CHAMPAIGN COUNTY,

ILLINOIS
(SEAL)
By:
Mayor
ATTEST:
City Clerk
Date:
CTC PROPERTIES LLC
By:
Its
Date:

[Exhibits A to D, inclusive, follow this page and are integral parts of this Agreement in the context of use.]
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EXHIBIT A

Legal Description of Development Project Site

A-1



EXHIBIT B

Promissory Note

B-1



EXHIBIT C

Mortgage

C-1



EXHIBIT D

Site Development Plan

D-1



LEGAL DESCRIPTION

Part of the Northeast Quarter of Section 21, Township 19 North, Range 9 East of the Third
Principal Meridian, in Champaign County, Illinois, more particularly described as follows:

Commencing at the Northwest corner of the Northwest Quarter of the Northeast Quarter
of Section 21, Township 19 North, Range 9 East of the Third Principal Meridian, in Champaign
County, Illinois; thence South 00 degrees 00 minutes 00 seconds West along the West line of
the Northwest Quarter of the Northeast Quarter of said Section 21, 430.00 feet for a true place
of. beginning; thence South 89 degrees 18 minutes 57 seconds East parallel with the North line of
the Northwest Quarter of the Northwest Quarter of said Section 21, 215.00 feet; thence North 00
degrees 00 minutes 00 seconds East parallel with the West line of the Northwest Quarter of
the Northeast Quarter of said Section 21, 413.50 feet to a point 16.50 feet South of the North
line of the Northwest Quarter of the Northeast Quarter of said Section 21; thence South 89
degrees 18 minutes 57 seconds East parallel with and 16.5 feet South of the North line of the
Northwest Quarter of the Northeast Quarter of said Section 21, 584.56 feet to a line being 520.00
feet from the East line of the Northwest Quarter of the Northeast Quarter of said Section 21;
thence South 00 degrees 02 minutes 09 seconds East parallel with and 520.00 feet West of
the East line of the Northwest Quarter of the Northeast Quarter of said Section 21, 649.90 feet to a
line being 660.00 feet North of the South line of the Northwest Quarter of the Northeast
Quarter of said Section 21; thence North 89 degrees 26 minutes 22 seconds West parallel with
and 660.00 feet North of the South line of the Northwest Quarter of the Northeast Quarter of said
Section 21, 799.95 feet to the West line of the Northwest Quarter of the Northeast Quarter of
said Section 21; thence North 00 degrees 00 minutes 00 seconds East along the West line of
the Northwest Quarter of the Northeast Quarter of said Section 21, 238.12 feet, more or less, to
the place of beginning, all situated in Champaign County, Illinois.
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Prepared by and
Recorder, please return to:

Kenneth N. Beth

Evans, Froehlich, Beth & Chamley
44 Main Street, Third Floor
Champaign, IL 61820

MORTGAGE

THIS MORTGAGE IS DATED , 2005, between , whose address is
(referred to below as "Grantor"); and the CITY OF URBANA,
CHAMPAIGN COUNTY ILLINOIS whose address is 400 S. Vine Street, Urbana, IL 61801 (referred to
below as "Lender").

GRANT OF MORTGAGE. For valuable consideration, Grantor mortgages, warrants, and conveys to
Lender all of Grantor's right, title, and interest in and to the following described real property, together with all
existing or subsequently erected or affixed buildings, improvements and fixtures; all easements, rights of
way, and appurtenances; all water, water rights, watercourses and ditch rights (including stock in utilities with
ditch or irrigation rights); and all other rights, royalties, and profits relating to the real property, including
without limitation all minerals, oil, gas, geothermal and similar matters, located in Champaign County, State
of lllinois (the "Real Property"):

(See attached legal description)

The Real Property or its address is commonly known as , Urbana, lllinois. The
Real Property tax identification numbers are

Grantor presently assigns to Lender all of Grantor's right, title, and interest in and to all leases of the Property
(as defined below) and all Rents (as defined below) from such Property. In addition, Grantor grants to
Lender a Uniform Commercial Code security interest in the Personal Property (as defined below) and such
Rents.

DEFINITIONS. The following words shall have the following meanings when used in this Mortgage. Terms
not otherwise defined in this Mortgage shall have the meanings attributed to such terms in the Uniform
Commercial Code. All references to dollar amounts shall mean amounts in lawful money of the United
States of America.

Borrower. The word “Borrower” means each and every person or entity signing the Note, including without
limitation




Grantor. The word "Grantor" means any and all persons and entities executing this Mortgage, including
without limitation, all Grantors named above. The Grantor is the mortgagor under this Mortgage.

Guarantor. The word "Guarantor" means and includes without limitation each and all of the guarantors,
sureties, and accommodation parties in connection with the Indebtedness.

Improvements. The word "Improvements” means and includes without limitation all existing and future
improvements, buildings, structures, mobile homes affixed on the Real Property, facilities, additions,
replacements and other construction on the Real Property.

Indebtedness. The word "Indebtedness"” means all principal and interest payable under the Note and any
amounts expended or advanced by Lender to discharge obligations of Grantor or expenses incurred by
Lender to enforce obligations of Grantor under this Mortgage, together with interest on such amounts as
provided in this Mortgage. In addition to the Note, the word "Indebtedness" includes all obligations, debts
and liabilities, plus interest thereon, of Grantor to Lender, or any one or more of them, as well as all claims by
Lender against Grantor, or any one or more of them, whether now existing or hereafter arising, whether
related or unrelated to the purpose of the Note, whether voluntary or otherwise, whether due or not due,
absolute or contingent, liquidated or unliquidated and whether Grantor may be liable individually or jointly
with others, whether obligated as guarantor or otherwise, and whether recovery upon such Indebtedness
may be or hereafter may become barred by any statute of limitations, and whether such Indebtedness may
be or hereafter may become otherwise unenforceable.

Lender. The word "Lender" means the City of Urbana, Champaign County, lllinois, its successors and
assigns. The Lender is the mortgagee under this Mortgage.

Mortgage. The word "Mortgage" means this Mortgage between Grantor and Lender, and includes without
limitation all assignments and security interest provisions relating to the Personal Property and Rents.

Note. The word "Note" means the promissory note or credit agreement dated , 2005, in the
original principal amount of $285,000.00, from Grantor to Lender, together with all renewals of, extensions of,
modifications of, refinancings of, consolidations of, and substitutions for the promissory note or agreement.

Personal Property. The words "Personal Property" mean all equipment, fixtures, and other articles of
personal property now or hereafter owned by Grantor, and now or hereafter attached or affixed to the Real
Property; together with all accessions, parts, and additions to, all replacements of, and all substitutions for,
any of such personal property; and together with all proceeds (including without limitation all insurance
proceeds and refunds of premiums) from any sale or other disposition of the Property.

Property. The word "Property" means collectively the Real Property and the Personal Property.

Real Property. The words "Real Property" mean the property, interests and rights described above in the
"Grant of Mortgage" section.

Related Documents. The words "Related Documents" mean and include without limitation all promissory
notes, development incentive agreements, credit agreements, loan agreements, environmental agreements,
guaranties, security agreements, mortgages, deeds of trust, and all other instruments, agreements, and
documents, whether now or hereafter existing, executed in connection with the Indebtedness.

Rents. The word "Rents" means all present and future rents, revenues, income, issues, royalties, profits,
and other benefits derived from the Property.

THIS MORTGAGE, INCLUDING THE ASSIGNMENT OF RENTS AND THE SECURITY INTEREST IN THE
RENTS AND PERSONAL PROPERTY, IS GIVEN TO SECURE (1) PAYMENT OF THE INDEBTEDNESS
AND (2) PERFORMANCE OF ALL OBLIGATIONS OF GRANTOR UNDER THIS MORTGAGE AND THE
RELATED DOCUMENTS. THIS MORTGAGE IS GIVEN AND ACCEPTED ON THE FOLLOWING TERMS:



GRANTOR’S WAIVERS. Grantor waives all rights or defenses arising by reason of any “one action” or “anti-
deficiency” law, or any other law which may prevent Lender from bringing any action against Grantor,
including a claim for deficiency to the extent Lender is otherwise entitled to a claim for deficiency, before or
after Lender’'s commencement or completion of any foreclosure action, either judicially or by exercise of a
power of sale.

GRANTOR’S REPRESENTATIONS AND WARRANTIES. Grantor warrants that: (a) this Mortgage is
executed at Borrower’s request and not at the request of Lender; (b) Grantor has the full power, right and
authority to enter into this Mortgage and to hypothecate the Property; (c) the provisions of this Mortgage do
not conflict with, or result in a default under any agreement or other instrument binding upon Grantor and do
not result in a violation of any law, regulation, court decree or order applicable to Grantor; (d) Grantor has
established adequate means of obtaining from Borrower on a continuing basis information about Borrower’s
financial condition; and (e) Lender has made no representation to Grantor about Borrower (including without
limitation the credit worthiness of Borrower).

PAYMENT AND PERFORMANCE. Except as otherwise provided in this Mortgage, Grantor shall pay to
Lender all Indebtedness secured by this Mortgage as it becomes due, and Borrower and Grantor shall strictly
perform all their respective obligations under this Mortgage.

POSSESSION AND MAINTENANCE OF THE PROPERTY. Grantor and Borrower agree that Grantor's
possession and use of the Property shall be governed by the following provisions:

Possession and Use. Until in default or until Lender exercises its right to collect Rents as provided for
in the Assignment of Rents form executed by Grantor in connection with the Property, Grantor may
remain in possession and control of and operate and manage the Property and collect the Rents from
the Property.

Duty to Maintain. Grantor shall maintain the Property in tenantable condition and promptly perform all
repairs, replacements, and maintenance necessary to preserve its value.

Hazardous Substances. The terms "hazardous waste,” "hazardous substance,” "disposal,” "release,"
and "threatened release, as used in this Mortgage, shall have the same meanings as set forth in the
Comprehensive Environmental Response, Compensation and Liability Act of 1980, as amended, 42
U.S.C. Section 9601 et seq. ("CERCLA") the Superfund Amendments and Reauthorization Act of 1986,
Pub. L. No. 99-499 ("SARA") the Hazardous Materials Transportation Act, 49 U.S.C. Section 1801, et
seq., the Resource Conservation and Recovery Act, 42 U.S.C. Section 6901, et seq., or other applicable
state or Federal laws, rules, or regulations adopted pursuant to any of the foregoing. The terms
"hazardous waste" and "hazardous substance" shall also include, without limitation, petroleum and
petroleum by-products or any fraction thereof and asbestos. Grantor represents and warrants to Lender
that: (a) During the period of Grantor's ownership of the Property, there has been no use, generation,
manufacture, storage, treatment, disposal release or threatened release of any hazardous waste or
substance by any person on, under, about or from the Property; (b) Grantor has no knowledge of, or
reason to believe that there has been, except as previously disclosed to and acknowledged by Lender in
writing, (i) any use, generation, manufacture, storage, treatment, disposal, release, or threatened release
of any hazardous waste or substance on, under, about or from the Property by any prior owners or
occupants of the Property or (ii) any actual or threatened litigation or claims of any kind by any person
relating to such matters; and (c) Except as previously disclosed to and acknowledged by Lender in
writing, (i) neither Grantor nor any tenant, contractor, agent or other authorized user of the Property shall
use, generate, manufacture, store, treat, dispose of, or release any hazardous waste or substance on
under, about or from the Property and (ii) any such activity shall be conducted in compliance with all
applicable federal, state, and local laws, regulations and ordinances, including without limitation those
laws, regulations, and ordinances described above. Grantor authorizes Lender and its agents to enter
upon the Property to make such inspections and tests, at Grantor's expense, as Lender may deem
appropriate to determine compliance of the Property with this section of this Mortgage. Any inspections
or tests made by Lender shall be for Lender's purposes only and shall not be construed to create any
responsibility or liability on the part of Lender to Grantor or to any other person. The representations and
warranties contained herein are based on Grantor's due diligence in investigating the Property for
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hazardous waste and hazardous substances. Grantor hereby (a) releases and waives any future claims
against Lender for indemnity or contribution in the event Grantor becomes liable for cleanup or other
costs under any such laws, and (b) agrees to indemnify and hold harmless Lender against any and all
claims, losses, liabilities, damages, penalties, and expenses which Lender may directly or indirectly
sustain or suffer resulting from a breach of this section of this Mortgage or as a consequence of any use,
generation, manufacture, storage, disposal, release or threatened release of a hazardous waste or
substance on the Property. The provisions of this section of this Mortgage, including the obligation to
indemnify, shall survive the payment of the Indebtedness and the satisfaction and reconveyance of the
lien of this Mortgage and shall not be affected by Lender's acquisition of any interest in the Property,
whether by foreclosure or otherwise.

Nuisance, Waste. Grantor shall not cause, conduct or permit any nuisance nor commit, permit, or suffer
any stripping of or waste on or to the Property or any portion of the Property. Without limiting the
generality of the foregoing, Grantor will not remove, or grant to any other party the right to remove, any
timber, minerals (including oil and gas), soil, gravel or rock products without the prior written consent of
Lender.

Removal of Improvements. Grantor shall not demolish or remove any Improvements from the Real
Property without the prior written consent of Lender. As a condition to the removal of any Improvements,
Lender may require Grantor to make arrangements satisfactory to Lender to replace such Improvements
with Improvements of at least equal value.

Lender's Right to Enter. Lender and its agents and representatives may enter upon the Real Property
at all reasonable times to attend to Lender's interests and to inspect the Property for purposes of
Grantor's compliance with the terms and conditions of this Mortgage.

Compliance with Governmental Requirements. Grantor shall promptly comply with all laws,
ordinances, and regulations, now or hereafter in effect, of all governmental authorities applicable to the
use or occupancy of the Property, including without limitation, the Americans With Disabilities Act.
Grantor may contest in good faith any such law, ordinance, or regulation and withhold compliance during
any proceeding, including appropriate appeals, so long as Grantor has notified Lender in writing prior to
doing so and so long as, in Lender's sole opinion, Lender’s interests in the Property are not jeopardized.
Lender may require Grantor to post adequate security or a surety bond, reasonably satisfactory to
Lender, to protect Lender's interest.

Duty to Protect. Grantor agrees neither to abandon nor leave unattended the Property. Grantor shall do
all other acts, in addition to those acts set forth above in this section, which from the character and use of
the Property are reasonably necessary to protect and preserve the Property.

DUE ON SALE - CONSENT BY LENDER. Lender may, at its option, declare immediately due and payable
all sums secured by this Mortgage upon the sale or transfer, without the Lender's prior written consent, of all
or any part of the Real Property, or any interest in the Real Property. A "sale or transfer" means the
conveyance of Real Property or any right, title or interest therein; whether legal, beneficial or equitable;
whether voluntary or involuntary; whether by outright sale, deed, installment sale contract, land contract,
contract for deed, leasehold interest with a term greater than three (3) years, lease-option contract, or by
sale, assignment, or transfer of any beneficial interest in or to any land trust holding title to the Real Property,
or by any other method of conveyance of Real Property interest. If any Grantor is a corporation, partnership
or limited liability company, transfer also includes any change in ownership of more than twenty-five percent
(25%) of the voting stock, partnership interests or limited liability company interests, as the case may be, of
Grantor. However, this option shall not be exercised by Lender if such exercise is prohibited by federal law
or by lllinois law.

TAXES AND LIENS. The following provisions relating to the taxes and liens on the Property are a part of
this Mortgage.

Payment. Grantor shall pay when due (and in all events prior to delinquency) all taxes, payroll taxes
special taxes, assessments, water charges and sewer service charges levied against or on account of
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the Property, and shall pay when due all claims for work done on or for services rendered or material
furnished to the Property. Grantor shall maintain the Property free of all liens having priority over or
equal to the interest of Lender under this Mortgage, except for the lien of taxes and assessments not
due, and except as otherwise provided in the following paragraph.

Right To Contest. Grantor may withhold payment of any tax, assessment, or claim in connection with a
good faith dispute over the obligation to pay, so long as Lender's interest in the Property is not
jeopardized. If a lien arises or is filed as a result of nonpayment, Grantor shall within fifteen (15) days
after the lien arises or, if a lien is filed, within fifteen (15) days after Grantor has notice of the filing, secure
the discharge of the lien, or if requested by Lender, deposit with Lender cash or a sufficient corporate
surety bond or other security satisfactory to Lender in an amount sufficient to discharge the lien plus any
costs and attorneys' fees or other charges that could accrue as a result of a foreclosure or sale under the
lien. In any contest, Grantor shall defend itself and Lender and shall satisfy any adverse Judgment
before enforcement against the Property. Grantor shall name Lender as an additional obligee under any
surety bond furnished in the contest proceedings.

Evidence of Payment. Grantor shall upon demand furnish to Lender satisfactory evidence of payment
of the taxes or assessments and shall authorize the appropriate governmental official to deliver to Lender
at any time a written statement of the taxes and assessments against the Property.

Notice of Construction. Grantor shall notify Lender at least fifteen (15) days before any work is
commenced, any services are furnished, or any materials are supplied to the Property, if any mechanic's
lien, materialmen's lien, or other lien could be asserted on account of the work, services, or materials.
Grantor will upon request of Lender furnish to Lender advance assurances satisfactory to Lender that
Grantor can and will pay the cost of such improvements.

PROPERTY DAMAGE INSURANCE. The following provisions relating to insuring the Property are a part of
this Mortgage.

Maintenance of Insurance. Grantor shall procure and maintain policies of fire insurance with standard
extended coverage endorsements on a replacement basis for the full insurable value covering all
Improvements on the Real Property in an amount sufficient to avoid application of any coinsurance
clause, and with a standard mortgagee clause in favor of Lender. Grantor shall also procure and
maintain comprehensive general liability insurance in such coverage amounts as Lender may request
with Lender being named as additional insureds in such liability policies. Additionally, Grantor shall
maintain such other insurance, including but not limited to hazard, business interruption and boiler
insurance as Lender may require. Policies shall be written by such insurance companies and in such
form as may be reasonably acceptable to Lender. Grantor shall deliver to Lender certificates of
coverage from each insurer containing a stipulation that coverage will not be canceled or diminished
without a minimum of ten (10) days’ prior written notice to Lender and not containing any disclaimer of
the insurer's liability for failure to give such notice. Each insurance policy also shall include an
endorsement providing that coverage in favor of Lender will not be impaired in any way by any act,
omission or default of Grantor or any other person. Should the Real Property at any time become
located in an area designated by the Director or the Federal Emergency Management Agency as a
special flood hazard area, Grantor agrees to obtain and maintain Federal Flood Insurance for the full
unpaid principal balance of the loan, up to the maximum policy limits set under the National Flood
Insurance Program, or as otherwise required by Lender, and to maintain such insurance for the term of
the loan.

Application Proceeds. Grantor shall promptly notify Lender of any loss or damage to the Property.
Lender may make proof of loss if Grantor fails to do so within fifteen (15) days of the casualty. Whether
or not Lender’s security is impaired, Lender may, at its election, apply the proceeds to the reduction of
the Indebtedness, payment of any lien affecting the Property, or the restoration and repair of the
Property. If Lender elects to apply the proceeds to restoration and repair, Grantor shall repair or replace
the damaged or destroyed Improvements in a manner satisfactory to Lender. Lender shall, upon
satisfactory proof of such expenditure, pay or reimburse Grantor from proceeds for the reasonable cost
of repair or restoration if Grantor is not in default under this Mortgage. Any proceeds which have not
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been disbursed within 180 days after their receipt and which Lender has not committed to the repair or
restoration of the Property shall be used first to pay any amount owing to Lender under this Mortgage,
then to pay accrued interest, and the remainder, if any, shall be applied to the principal balance of the
Indebtedness. If Lender holds any proceeds after payment in full of the Indebtedness, such proceeds
shall be paid to Grantor.

Unexpired Insurance at Sale. Any unexpired insurance shall inure to the benefit of, and pass to, the
purchaser of the Property covered by this Mortgage at any trustee's sale or other sale held under the
provisions of this Mortgage, or at any foreclosure sale of such Property.

Grantor's Report on Insurance. Upon request of Lender, however not more than once a year, Grantor
shall furnish to Lender a report on each existing policy of insurance showing: (a) the name of the
insurer; (b) the risks insured; (c) the amount of the policy; (d) the property insured, the then current
replacement value of such property, and the manner of determining that value; and (e) the expiration of
the policy. Grantor shall, upon request of Lender, have an independent appraiser satisfactory to Lender
determine the cash value replacement cost of the Property.

EXPENDITURES BY LENDER. If Grantor fails to comply with any provision of this Mortgage, or if any action
or proceeding is commenced that would materially affect Lender's interests in the Property, Lender on
Grantor's behalf may, but shall not be required to, take any action that Lender deems appropriate. Any
amount that Lender expends in so doing will bear interest at the rate provided for in the Note from the date
incurred or paid by Lender to the date of repayment by Grantor. All such expenses, at Lender's option, will
(a) be payable on demand, (b) be added to the balance of the Note and be apportioned among and be
payable with any installment payments to become due during either (i) the term of any applicable insurance
policy or (ii) the remaining term of the Note, or (c) be treated as a balloon payment which will be due and
payable at the Note’s maturity. This Mortgage also will secure payment of these amounts. The rights
provided for in this section shall be in addition to any other rights or any remedies to which Lender may be
entitled on account of the default. Any such action by Lender shall not be construed as curing the default so
as to bar Lender from any remedy that it otherwise would have had.

WARRANTY; DEFENSE OF TITLE. The following provisions relating to ownership of the Property are a
part of this Mortgage.

Title. Grantor warrants that: (a) Grantor holds good and marketable title of record to the Property in fee
simple, free and clear of all liens and encumbrances other than those set forth in the Real Property
description or in any title insurance policy, title report, or final title opinion issued in favor of, and
accepted by, Lender in connection with this Mortgage, and (b) Grantor has the full right, power, and
authority to execute and deliver this Mortgage to Lender.

Defense of Title. Subject to the exception in the paragraph above, Grantor warrants and will forever
defend the title to the Property against the lawful claims of all persons. In the event any action or
proceeding is commenced that questions Grantor's title or the interest of Lender under this Mortgage,
Grantor shall defend the action at Grantor's expense. Grantor may be the nominal party in such
proceeding, but Lender shall be entitled to participate in the proceeding and to be represented in the
proceeding by counsel of Lender's own choice, and Grantor will deliver, or cause to be delivered, to
Lender such instruments as Lender may request from time to time to permit such participation.

Compliance With Laws. Grantor warrants that the Property and Grantor's use of the Property complies
with all existing applicable laws, ordinances, and regulations of governmental authorities.

CONDEMNATION. The following provisions relating to condemnation of the Property are a part of this
Mortgage.

Application of Net Proceeds. If all or any part of the Property is condemned by eminent domain
proceedings or by any proceeding or purchase in lieu of condemnation, Lender may at its election
require that all or any portion of the net proceeds of the award be applied to the Indebtedness or the
repair or restoration of the Property. The net proceeds of the award shall mean the award after payment
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of all reasonable costs, expenses, and attorneys' fees incurred by Lender in connection with the
condemnation.

Proceedings. If any proceeding in condemnation is filed, Grantor shall promptly notify Lender in writing,
and Grantor shall promptly take such steps as may be necessary to defend the action and obtain the
award. Grantor may be the nominal party in such proceeding, but Lender shall be entitled to participate
in the proceeding and to be represented in the proceeding by counsel of its own choice, and Grantor will
deliver or cause to be delivered to Lender such instruments as may be requested by it from time to time
to permit such participation.

IMPOSITION OF TAXES, FEES AND CHARGES BY GOVERNMENTAL AUTHORITIES. The following
provisions relating to governmental taxes, fees and charges are a part of this Mortgage:

Current Taxes, Fees and Charges. Upon request by Lender, Grantor shall execute such documents in
addition to this Mortgage and take whatever other action is requested by Lender to perfect and continue
Lender’s lien on the Real Property. Grantor shall reimburse Lender for all taxes, as described below,
together with all expenses incurred in recording.

Lender's lien on the Real Property. Grantor shall reimburse Lender for all taxes, as described below,
together with all expenses incurred in recording, perfecting or continuing this Mortgage, including without
limitation all taxes, fees, documentary stamps, and other charges for recording or registering this
Mortgage.

Taxes. The following shall constitute taxes to which this section applies: (a) a specific tax upon this
type of Mortgage or upon all or any part of the Indebtedness secured by this Mortgage; (b) a specific tax
on Grantor which grantor is authorized or required to deduct from payments on the Indebtedness
secured by this type of Mortgage; (c) a tax on this type of Mortgage chargeable against the Lender or
the holder of the Note; and (d) a specific tax on all or any portion of the Indebtedness or on payments of
principal and interest made by Grantor.

Subsequent Taxes. If any tax to which this section applies is enacted subsequent to the date of this
Mortgage, this event shall have the same effect as an Event of Default (as defined below) and Lender
may exercise any or all of its available remedies for an Event of Default as provided below unless
Grantor either (a) pays the tax before it becomes delinquent, or (b) contests the tax as provided above in
the Taxes and Liens section and deposits with Lender cash or a sufficient corporate surety bond or other
security satisfactory to Lender.

SECURITY AGREEMENT; FINANCING STATEMENTS. The following provisions relating to this Mortgage
as a security agreement are a part of this Mortgage.

Security Agreement. This instrument shall constitute a security agreement to the extent any of the
Property constitutes fixtures or other personal property, and Lender shall have all of the rights of a
secured party under the Uniform Commercial Code as amended from time to time.

Security Interest. Upon request by Lender, Grantor shall execute financing statements and take
whatever other action is requested by Lender to perfect and continue Lender's security interest in the
Rents and Personal Property. In addition to recording this Mortgage in the real property records, Lender
may, at any time and without further authorization from Grantor, file executed counterparts, copies or
reproductions of this Mortgage as a financing statement. Grantor shall reimburse Lender for all
expenses incurred in perfecting or continuing this security interest. Upon default, Grantor shall
assemble the Personal Property in a manner and at a place reasonably convenient to Grantor and
Lender and make it available to Lender within three (3) days after receipt of written demand from
Lender.

Addresses. The mailing addresses of Grantor (debtor) and Lender (secured party), from which
information concerning the security interest granted by this Mortgage may be obtained (each as required
by the Uniform Commercial Code), are as stated on the first page of this Mortgage.



FURTHER ASSURANCES; ATTORNEY-IN-FACT. The following provisions relating to further assurances
and attorney-in-fact are a part of this Mortgage.

Further Assurances. At any time, and from time to time, upon request of Lender, Grantor will make,
execute and deliver, or will cause to be made, executed or delivered, to Lender or to Lender's designee,
and when requested by Lender, cause to be filed, recorded, refiled, or rerecorded, as the case may be,
at such times and in such offices and places as Lender may deem appropriate, any and all such
mortgages, deeds of trust, security deeds, security agreements, financing statements, continuation
statements, instruments of further assurance, certificates, and other documents as may, in the sole
opinion of Lender, be necessary or desirable in order to effectuate, complete, perfect, continue, or
preserve (a) the obligations of Grantor under the Note, this Mortgage, and the Related Documents, and
(b) the liens and security interests created by this Mortgage as first and prior liens on the Property,
whether now owned or hereafter acquired by Grantor. Unless prohibited by law or agreed to the
contrary by Lender in writing, Grantor shall reimburse Lender for all costs and expenses incurred in
connection with the matters referred to in this paragraph.

Attorney-in-Fact. If Grantor fails to do any of the things referred to in the preceding paragraph, Lender
may do so for and in the name of Grantor and at Grantor's expense. For such purposes, Grantor hereby
irrevocably appoints Lender as Grantor's attorney-in-fact for the purpose of making, executing,
delivering, filing, recording, and doing all other things as may be necessary or desirable, in Lender's sole
opinion, to accomplish the matters referred to in the preceding paragraph.

FULL PERFORMANCE. If Borrower pays all the Indebtedness when due, and otherwise performs all the
obligations imposed upon Grantor under this Mortgage, Lender shall execute and deliver to Grantor a
suitable satisfaction of this Mortgage and suitable statements of termination of any financing statement on
file evidencing Lender's security interest in the Rents and the Personal Property. Grantor will pay, if
permitted by applicable law, any reasonable termination fee as determined by Lender from time to time. If,
however, payment is made by Grantor, whether voluntarily or otherwise, or by guarantor or by any third
party, on the Indebtedness and thereafter Lender is forced to remit the amount of that payment (a) to
Grantor's trustee in bankruptcy or to any similar person under any federal or state bankruptcy law or law for
the relief of debtors, (b) by reason of any judgment, decree or order of any court or administrative. body
having jurisdiction over Lender or any of Lender's property, or (c) by reason of any settlement or compromise
of any claim made by Lender with any claimant (including without limitation Grantor), the Indebtedness shall
be considered unpaid for the purpose of enforcement of this Mortgage and this Mortgage shall continue to be
effective or shall be reinstated, as the case may be, notwithstanding any cancellation of this Mortgage or of
any note or other instrument or agreement evidencing the Indebtedness and the Property will continue to
secure the amount repaid or recovered to the same extent as if that amount never had been originally
received by Lender, and Grantor shall be bound by any judgment, decree, order, settlement or compromise
relating to the Indebtedness or to this Mortgage.

DEFAULT. Each of the following, at the option of Lender, shall constitute an event of default ("Event of
Default") under this Mortgage:

Default on Indebtedness. Failure of Borrower to make any payment when due on the Indebtedness.

Default on Other Payments. Failure of Grantor within the time required by this Mortgage to make any
payment for taxes or insurance, or any other payment necessary to prevent filing of or to effect
discharge of any lien.

Compliance Default. Failure of Borrower or Grantor to comply with any other term, obligation,
covenant or condition contained in this Mortgage, the Note or in any of the Related Documents.

Default in Favor of Third Parties. Should Grantor default under any loan, extension of credit, security
agreement, purchase or sales agreement, or any other agreement, in favor of any other creditor or
person that may materially affect any of Grantor's property or Grantor's ability to repay the Note or
Grantor's ability to perform Grantor's obligations under this Mortgage or any of the Related Documents.
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False Statements. Any warrant representation or statement made or furnished to Lender by or on
behalf of Borrower or Grantor under this Mortgage, the Note or the Related Documents is false or
misleading in any material respect, either now or at the time made or furnished.

Defective Collateralization. This Mortgage or any of the Related Documents ceases to be in full force
and effect (including failure of any collateral documents to create a valid and perfected security interest
or lien) at any time and for any reason.

Death or Insolvency. The death of Borrower or Grantor or the dissolution (regardless of whether
election to continue is made), the withdrawal of any member from the limited liability company, or any
other termination of Grantor's existence as a going business; the insolvency of Borrower or Grantor, the
appointment of a receiver for any part of Borrower's or Grantor's property, any assignment for the
benefit of creditors, any type of creditor workout, or the commencement of any proceeding under any
bankruptcy or insolvency laws by or against Grantor.

Foreclosure, Forfeiture, etc. Commencement of foreclosure or forfeiture proceedings, whether by
judicial proceeding, self-help, repossession or any other method, by any creditor of Grantor or by any
governmental agency against any of the Property. However, this paragraph shall not apply in the event
of a good faith dispute by Grantor as to the validity or reasonableness of the claim which is the basis of
the foreclosure or forfeiture proceeding, provided that Grantor gives Lender written notice of such claim
and furnishes reserves or a surety bond for the claim satisfactory to Lender.

Breach of Other Agreement. Any breach by Grantor under the terms of any other agreement between
Grantor and Lender that is not remedied within any grace period provided therein, including without
limitation any agreement concerning any indebtedness or other obligation of Grantor to Lender, whether
existing now or later.

Events Affecting Guarantor. Any of the preceding events occurs with respect to any Guarantor of any
of the Indebtedness or any Guarantor dies or becomes incompetent, or revokes or disputes the validity
of, or liability under, any Guaranty if the Indebtedness.

Adverse Change. A material adverse change occurs in Borrower's financial condition, or Lender
believes the prospect of payment or performance of the Indebtedness is impaired.

Insecurity. Lender reasonably deems itself insecure (i.e., Lender’s subjective belief that there has
been some impairment of its prospect of payment or performance).

RIGHTS AND REMEDIES ON DEFAULT. Upon the occurrence of any Event of Default and at any time
thereafter, Lender, at its option, may exercise any one or more of the following rights and remedies, in
addition to any other rights or remedies provided by law:

Accelerate Indebtedness. Lender shall have the right at its option without notice to Borrower to
declare the entire Indebtedness immediately due and payable, including any prepayment penalty which
Borrower would be required to pay.

UCC Remedies. With respect to all or any part of the Personal Property, Lender shall have all the rights
and remedies of a secured party under the Uniform Commercial Code.

Collect Rents. Lender shall have the right, without notice to Grantor or Borrower, to take possession of
the Property and collect the Rents, including amounts past due and unpaid and apply the net proceeds,
over and above Lender's costs, against the Indebtedness. In furtherance of this right, Lender may
require any tenant or other user of the Property to make payments of rent or use fees directly to Lender.
If the Rents are collected by Lender, then Grantor irrevocably designates Lender as Grantor's attorney-
in-fact to endorse instruments received in payment thereof in the name of Grantor and to negotiate the
same and collect the proceeds. Payments by tenants or other users to Lender in response to Lender's
demand shall satisfy the obligations for which the payments are made, whether or not any proper
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grounds for the demand existed. Lender may exercise its rights under this paragraph either in person,
by agent, or through a receiver.

Mortgagee in Possession. Lender shall have the right to be placed as mortgagee in possession or to
have a receiver appointed to take possession of all or any part of the Property, with the power to protect
and preserve the Property, to operate the Property preceding foreclosure or sale, and to collect the
Rents from the Property and apply the proceeds, over and above the cost of the receivership, against
the Indebtedness. The Mortgagee in possession or receiver may serve without bond if permitted by
law. Lender's right to the appointment of a receiver shall exist whether or not the apparent value of the
Property exceeds the Indebtedness by a substantial amount. Employment by Lender shall not
disqualify a person from serving as a receiver.

Judicial Foreclosure. Lender may obtain a judicial decree foreclosing Grantor's interest in all or any
part of the Property.

Deficiency Judgment. If permitted by applicable law, Lender may obtain a judgment for any deficiency
remaining in the Indebtedness due to Lender after application of all amounts received from the exercise
of the rights provided in this section.

Other Remedies. Lender shall have all other rights and remedies provided in this Mortgage or the
Note or available at law or in equity.

Sale of the Property. To the extent permitted by applicable law, Grantor hereby waives any and all
right to have the Property marshaled. In exercising its rights and remedies, Lender shall be free to sell
all or any part of the Property together or separately, in one sale or by separate sales. Lender shall be
entitled to bid at any public sale on all or any portion of the Property.

Notice of Sale. Lender shall give Grantor reasonable notice of the time and place of any public sale of
the Personal Property or of the time after which any private sale or other intended disposition of the
Personal Property is to be made. Reasonable notice shall mean notice given at least ten (10) days
before the time of the sale or disposition.

Waiver; Election of Remedies. A waiver by any party of a breach of a provision of this Mortgage shall
not constitute a waiver of or prejudice the party’s rights otherwise to demand strict compliance with that
provision or any other provision. Election by Lender to pursue any remedy shall not exclude pursuit of
any other remedy, and an election to make expenditures or take action to perform an obligation of
Grantor under this Mortgage after failure of Grantor to perform shall not affect Lender's right to declare
a default and exercise its remedies under this Mortgage.

Attorneys' Fees; Expenses. If Lender institutes any suit or action to enforce any of the terms of this
Mortgage, Lender shall be entitled to recover such sum as the court may adjudge reasonable as
attorneys' fees at trial and on any appeal. Whether or not any court action is involved, all reasonable
expenses incurred by Lender that in Lender’s opinion are necessary at any time for the protection of its
interest or the enforcement of its rights shall become a part of the Indebtedness payable on demand
and shall bear interest from the date of expenditure until repaid at the rate provided for in the Note.
Expenses covered by this paragraph include, without limitation, however subject to any limits under
applicable law, Lender's attorneys' fees and Lender's legal expenses whether or not there is a lawsuit,
including attorneys' fees for bankruptcy proceedings (including efforts to modify or vacate any automatic
stay or injunction), appeals and any anticipated post-judgment collection services, the cost of searching
records, obtaining title reports (including foreclosure reports), surveyors' reports, and appraisal fees,
and title insurance, to the extent permitted by applicable law. Grantor also will pay any court costs, in
addition to all other sums provided by law.

NOTICES TO GRANTOR AND OTHER PARTIES. Any notice under this Mortgage, including without
limitation any notice of default and any notice of sale to Grantor shall be in writing, may be sent by
telefacsimile (unless otherwise required by law), and shall be effective when actually delivered, or when
deposited with a nationally recognized overnight courier, or, if mailed, shall be deemed effective when
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deposited in the United States mail first class, certified or registered mail, postage prepaid, directed to the
addresses shown near the beginning of this Mortgage. Any party may change its address for notices under
this Mortgage by giving formal written notice to the other parties, specifying that the purpose of the notice is
to change the party's address. All copies of notices of foreclosure from the holder of any lien which has
priority over this Mortgage shall be sent to Lender's address, as shown near the beginning of this Mortgage.
For notice purposes, Grantor agrees to keep Lender informed at all times of Grantor's current address.

MISCELLANEOUS PROVISIONS. The following miscellaneous provisions are a part of this Mortgage:

Amendments. This Mortgage, together with any Related Documents, constitutes the entire
understanding and agreement of the parties as to the matters set forth in this Mortgage. No alteration
of or amendment to this Mortgage shall be effective unless given in writing and signed by the party or
parties sought to be charged or bound by the alteration or amendment.

Annual Reports. If the Property is used for purposes other than Grantor's residence, Grantor shall
furnish to Lender, upon request, a certified statement of net operating income received from the
Property during Grantor's previous fiscal year in such form and detail as Lender shall require. "Net
operating income” shall mean all cash receipts from the Property less all cash expenditures made in
connection with the operation of the Property.

Applicable Law. This Mortgage has been delivered to Lender and accepted by Lender in the
State of lllinois. This Mortgage shall be governed by and construed in accordance with the laws
of the State of lllinois.

Caption Headings. Caption headings in this Mortgage are for convenience purposes only and are not
to be used to interpret or define the provisions of this Mortgage.

Merger. There shall be no merger of the interest or estate created by this Mortgage with any other
interest or estate in the Property at any time held by or for the benefit of Lender in any capacity, without
the written consent of Lender.

Multiple Parties. All obligations of Borrower and Grantor under this Mortgage shall be joint and
several, and all references to Borrower shall mean each and every Borrower, and all references to
Grantor shall mean each and every Grantor. This means that each of the persons or entities signing
below is responsible for all obligations in this Mortgage.

Severability. If a court of competent jurisdiction finds any provision of this Mortgage to be invalid or
unenforceable as to any person or circumstance, such finding shall not render that provision invalid or
unenforceable as to any other persons or circumstances. If feasible, any such offending provision shall
be deemed to be modified to be within the limits of enforceability or validity; however, if the offending
provision cannot be so modified, it shall be stricken and all other provisions of this Mortgage in all other
respects shall remain valid and enforceable.

Successors and Assigns. Subject to the limitations stated in this Mortgage on transfer of Grantor's
interest, this Mortgage shall be binding upon and inure to the benefit of the parties, their successors and
assigns. If ownership of the Property becomes vested in a person other than Grantor, Lender, without
notice to Grantor, may deal with Grantor's successors with reference to this Mortgage and the
Indebtedness by way of forbearance or extension without releasing Grantor from the obligations of this
Mortgage or liability under the Indebtedness.

Time is of the Essence. Time is of the essence in the performance of this Mortgage.

Waiver of Homestead Exemption. Grantor hereby releases and waives all rights and benefits of the
homestead exemption laws of the State of Illinois as to all Indebtedness secured by this Mortgage.

Waiver of Right of Redemption. NOTWITHSTANDING ANY OF THE PROVISIONS TO THE
CONTRARY CONTAINED IN THIS MORTGAGE, GRANTOR HEREBY WAIVES, TO THE EXTENT

-11-



PERMITTED UNDER 735 ILCS 5/15-1601(b), AS NOW ENACTED OR AS MODIFIED, AMENDED OR
REPLACED, OR ANY SIMILAR LAW EXISTING NOW OR AFTER THE DATE OF THIS MORTGAGE,
ANY AND ALL RIGHTS OF REDEMPTION ON BEHALF OF GRANTOR AND ON BEHALF OF ANY
OTHER PERSONS PERMITTED TO REDEEM THE PROPERTY.

Waivers and Consents. Lender shall not be deemed to have waived any rights under this Mortgage
(or under the Related Documents) unless such waiver is in writing and signed by Lender. No delay or
omission on the part of Lender in exercising any right shall operate as a waiver of such right or any
other right. A waiver by any party of a provision of this Mortgage shall not constitute a waiver of or
prejudice the party’s right otherwise to demand strict compliance with that provision or any other
provision. No prior waiver by Lender, nor any course of dealing between Lender and Borrower or
Grantor, shall constitute a waiver of any of Lender's rights or any Grantor's obligations as to any future
transactions. Whenever consent by Lender is required in this Mortgage, the granting of such consent
by Lender in any instance shall not constitute continuing consent to subsequent instances where such
consent is required.

GRANTOR ACKNOWLEDGES HAVING READ ALL THE PROVISIONS OF THIS MORTGAGE, AND
GRANTOR AGREES TO ITS TERMS.

GRANTOR:
By:
STATE OF ILLINOIS )
SS.
COUNTY OF CHAMPAIGN )
On this day of , 2005, personally known to me to be the same person(s) whose

name(s) is/are subscribed to the foregoing instrument, appeared before me this day in person, and
acknowledged that he/she/they signed and delivered the said instrument as his/her/their free and voluntary
act, for the uses and purposes therein set forth.

Notary Public

Notary Public in and for the State of lllinois

My Commission expires

(SEAL)
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PROMISSORY NOTE

Borrower:
Lender: City of Urbana, Champaign County, lllinois,
an lllinois municipal corporation
400 S. Vine Street
Urbana, IL 61801
Attn: Chief Administrative Officer
Principal Amount: $285,000.00 Interest Rate: -0-% Date of Note: , 2005
PROMISE TO PAY. , jointly and severally (collectively, “Borrower”) promises to pay to City of Urbana,

Champaign County, lllinois (“Lender”), or order, in lawful money of the United States of America, the principal amount of Two
Hundred Eighty-Five Thousand Dollars ($285,000.00), or so much as may be outstanding, together with interest at the rate of -0-%
per annum on the unpaid principal balance of each advance. Interest shall be calculated from the date of each advance until
repayment of such advance.

PAYMENT. Borrower will pay this loan in accordance with the following payment schedule:
Any and all principal and interest owing hereon is due and payable on or before April 30, 2006.

The annual interest rate for this Note is computed on a 365/360 basis; that is, by applying the ratio of the annual interest rate over
a year of 360 days, multiplied by the outstanding principal balance, multiplied by the actual number of days the principal balance is
outstanding. Borrower will pay Lender at Lenders address shown above or at such other place as Lender may designate in writing.
Unless otherwise agreed or required by applicable law, payments will be applied first to accrued unpaid interest, then to principal,
and any remaining amount to any unpaid collection costs and late charges.

PREPAYMENT. Borrower may pay all or a portion of the amount owed earlier than it is due. Early payments will not, unless
agreed to by Lender in writing, relieve Borrower of Borrower’s obligation to continue to make payments under the payment
schedule. Rather, they will reduce the principal balance due and may result in Borrower making fewer payments.

LATE CHARGE. If apaymentis 10 days or more late, Borrower will be charged 5.000% of the regularly scheduled payment.

DEFAULT. Borrower will be in default if any of the following happens: (a) Borrower fails to make any payment when due; (b)
Borrower breaks any promise Borrower has made to Lender, or Borrower fails to comply with or to perform when due any other
term, obligation, covenant, or condition contained in this Note or any Development Incentive Agreement or other agreement related
to this Note, or in any other agreement or loan Borrower has with Lender; (c) any representation or statement made or furnished to
Lender by Borrower or on Borrower’s behalf is false or misleading in any material respect either now or at the time made or
furnished; (d) Borrower dies or becomes insolvent, a receiver is appointed for any part of Borrower’s property, Borrower makes an
assignment for the benefit of creditors, or any proceeding is commenced either by Borrower or against Borrower under any
bankruptcy or insolvency laws; (e) any creditor tries to take any of Borrower’s property on or in which Lender has a lien or security
interest; (f) any guarantor dies or any of the other events described in this default section occurs with respect to any guarantor of
this Note; (g) a material adverse change occurs in Borrower’s financial condition, or Lender believes the prospect of payment or
performance of the indebtedness is impaired or (h) Lender in good faith deems itself insecure.

LENDER’S RIGHTS. Upon default, Lender may declare the entire unpaid principal balance on this Note and all accrued unpaid
interest immediately due, without notice, and then Borrower will pay that amount. Upon default, or if this Note is not paid at final
maturity, Lender, at its option, may add any unpaid accrued interest to principal and such sum will bear interest therefrom until
paid, at the rate of 8% per annum. Lender may hire or pay someone else to help collect this Note if Borrower does not pay.
Borrower also will pay Lender that amount. This includes, subject to any limits under applicable law, Lender’s attorneys’ fees and
Lender’s legal expenses whether or not there is a lawsuit, including attorneys’ fees and legal expenses for bankruptcy proceedings
(including efforts to modify or vacate any automatic stay or injunction), appeals, and any anticipated post-judgment collection
services. If not prohibited by applicable law, Borrower also will pay any court costs, in addition to all other sums provided by law.
This Note has been delivered to Lender and accepted by Lender in the State of lllinois. If there is a lawsuit, Borrower
agrees upon Lender’s request to submit to the jurisdiction of the courts of Champaign County, the State of lllinois.
Lender and Borrower hereby waive the right to any jury trial in any action, proceeding, or counterclaim brought by either
Lender or Borrower against the other. This Note shall be governed by and construed In accordance with the laws of the
State of lllinois.
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PROMISSORY NOTE Page 2
(Continued)

CONFESSION OF JUDGMENT. Borrower hereby irrevocably authorizes and empowers any attorney-at-law to appear in any court
of record and to confess judgment against Borrower for the unpaid amount of this Note as evidenced by an a affidavit signed by an
officer of Lender setting forth the amount then due, plus attorney’s fees as provided in this Note, plus costs of suit, and to release
all errors, and waive all rights of appeal. If a copy of this Note, verified by an affidavit, shall have been filed in the proceeding, it will
not be necessary to file the original as a warrant of attorney. Borrower waives the right to any stay of execution and the benefit of
all exemption laws now or hereafter in effect. No single exercise of the foregoing warrant and power to confess judgment will be
deemed to exhaust the power, whether or not any such exercise shall be held by any court to be invalid, voidable, or void; but the
power will continue undiminished and may be exercised from time to time as Lender may elect until all amounts owing on this Note
have been paid in full.

COLLATERAL. This Note is secured by a Mortgage to Lender dated , 2005, on real property located in Champaign
County, State of lllinois, all the terms and conditions of which are hereby incorporated within and made a part of this Note.

LINE OF CREDIT. This Note evidences a straight line of credit. Once the total amount of principal has been advanced, Borrower
is not entitled to further loan advances. Advances under this Note may be requested by Borrower or by an authorized person in
accordance with the Development Incentive Agreement. All communications, instructions or directions by telephone or otherwise
to Lender are to be directed to Lender’s office shown above. The following party or parties are authorized to request advances
under the line of credit until Lender receives from Borrower at Lender’s address shown above written notice of revocation of their
authority: or . Borrower agrees to be liable for all sums advanced in accordance
with the instructions of an authorized person. The unpaid principal balance owing on this Note at any time may be evidenced by
endorsements on this Note or by Lender’s internal records, including daily computer printouts. Lender will have no obligation to
advance funds under this Note if: (a) Borrower or any guarantor is in default under the terms of this Note or any agreement that
Borrower or any guarantor has with Lender, including any Development Incentive Agreement made in connection with the signing
of this Note; (b) Borrower or any guarantor ceases doing business or is insolvent; (c) any guarantor seeks, claims or otherwise
attempts to limit, modify or revoke such guarantor’s guarantee of this Note or any other loan with Lender; (d) Borrower has applied
funds provided pursuant to this Note for purposes other than those authorized by Lender; or (€) Lender in good faith deems itself
insecure under this Note or any other agreement between Lender and Borrower.

GENERAL PROVISIONS. Lender may delay or forego enforcing any of its rights or remedies under this Note without losing them.

Borrower and any other person who signs, guarantees or endorses this Note, to the extent allowed by law, waive presentment,
demand for payment, protest and notice of dishonor. Upon any change in the terms of this Note, and unless otherwise expressly
stated in writing, no party who signs this Note, whether as maker, guarantor, accommodation maker or endorser, shall be released
from liability. All such parties agree that Lender may renew or extend (repeatedly and for any length of time) this loan, or release
any party or guarantor or collateral; or impair, fail to realize upon or perfect Lender’s security interest in the collateral; and take any
other action deemed necessary by Lender without the consent of or notice to anyone. All such parties also agree that Lender may
modify this loan without the consent of or notice to anyone other than the party with whom the modification is made.

ILLINOIS INSURANCE NOTICE. Unless Borrower provides Lender with evidence of the insurance coverage required by
Borrower’s agreement with Lender, Lender may purchase insurance at Borrower’s expense to protect Lender’s interests in the
collateral. Thisinsurance may, but need not, protect Borrower’s interests. The coverage that Lender purchases may not pay any
claim that Borrower makes or any claim that is made against Borrower in connection with the collateral. Borrower may later cancel
any insurance purchased by Lender, but only after providing Lender with evidence that Borrower has obtained insurance as
required by their agreement. If Lender purchases insurance for the collateral, Borrower will be responsible for the costs of that
insurance, including interest and any other charges Lender may impose in connection with the placement of the insurance, until the
effective date of the cancellation or expiration of the insurance. The costs of the insurance may be added to Borrower’s total
outstanding balance or obligation. The costs of the insurance may be more than the cost of insurance Borrower may be able to
obtain on Borrower’s own.

PRIOR TO SIGNING THIS NOTE, EACH BORROWER READ AND UNDERSTOOD ALL THE PROVISIONS OF THIS NOTE.
EACH BORROWER AGREES TO THE TERMS OF THE NOTE AND ACKNOWLEDGES RECEIPT OF A COMPLETED COPY
OF THE NOTE.

BORROWER:

By:

Promissory Note/LOC
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Area: ~8.69 acres, 229 ft frontage on Philo Road, 585 feet along Florida Avenue
Zoned: B3, General Business
Utilities: All utilities to the site, Ameren IP Power, lllinois-American Water, City Sewers

Parking: Currently 465 spaces on west portion of site, repaved in last 5 years

Access: Existing driveway access off Philo Road and Florida Avenue

Setback: 15 ft buffer required on front, 5 ft if landscaped, 10 ft rear and 5 ft side yards
Transport: Bus Line, Avg. Daily Traffic: Philo S. of Florida — 11,800, Florida W. of Philo — 6,100
Building: 84,180 sq. ft., masonry structure w/ split face concrete block facade, rubber roof
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