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ADDENDUM A 
 

  
TIF Redevelopment Plan and Project 
Redevelopment Project Area No. 3 

 
Village of Downs, Illinois 

 
October 30, 2015 

 
 

This Addendum forms a part of and modifies the Tax Increment Financing (“TIF”) Redevelop-

ment Plan and Project (the “Plan”) for the Redevelopment Project Area No. 3 (the “Project Ar-

ea”), dated August 10, 2015. 

 

A. General Background 

 

The Plan was prepared pursuant to the provisions of the Illinois Tax Increment Allocation Re-

development Act, 65 ILCS 5/11-74.4-1 et. seq. (the “TIF Act”).  The Plan has been available for 

public review since August 21, 2015, and has been reviewed and recommended for approval by 

the Joint Review Board.  The public hearing on the Plan is scheduled for November 5, 2015. 

 

Since the Joint Review Board meeting, the Village President met with Tri Valley CUSD #3 and 

the Downs Fire Protection District officials to deliberate further on the proposed Plan.  Based 

on these deliberations, the Village has decided to remove from the Project Area the land area 

designated for residential development south of I-74.  This Addendum A addresses this change 

to the Plan.  

 

B. Plan Revisions 

 

1. The map Exhibits A, B, D and F have been changed to reflect the revised Project Ar-

ea boundary. 

 

2. Attachment A, Boundary Description, in the Appendix has been edited to reflect the 

boundary change. 

 

3. Exhibit D, Existing Conditions map, has been modified to reflect a different eligibil-

ity factor for the portions of PINs 29-05-451-001 and 29-08-200-001 that were 

split by the boundary change. 
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4. Exhibit C, Summary of Blighting and Conservation Area Factors, was updated to re-

flect the removal of PIN 29-05-300-005 and the change in the eligibility factor that 

apply to PINs 29-05-451-001 and 29-08-200-001 that were split by the boundary 

change. 

 

5. Exhibit E, Comparison of EAV Growth Rates (2009-2014), was updated to reflect 

the above described changes. 

 

6. Exhibit G, Estimated Redevelopment Project Costs, was changed to increase “Taxing 

District Capital Costs” by $900,000, reduce “School District Increased Costs” by $3 

million and reduce “Contingency” by $200,000, creating a net reduction of $2.3 in 

total estimated redevelopment project costs. 

 

7. Exhibit H, EAV Trends (2009-2014), was updated to reflect the above described 

changes. 

 

8. The narrative of the Plan was edited to reflect the above described changes. 

 

C. Authorization for Plan Changes 

 

The TIF Act permits changes to the Plan at the public hearing or any time prior to the adoption 

of the ordinance approving the redevelopment plan, subject to certain limitations.  Specifically, 

the Act states: 

 

“At the public hearing or at any time prior to the adoption by the municipality of an or-

dinance approving a redevelopment plan, the municipality may make changes in the re-

development plan...  Changes which do not  

 

(1) add additional parcels of property to the proposed redevelopment project area,  

 

(2) substantially affect the general land uses proposed in the redevelopment plan,  

 

(3) substantially change the nature of or extend the life of the redevelopment pro-

ject, or   

 

(4) increase the number of inhabited residential units to be displaced from the rede-

velopment project area, as measured from the time of creation of the redevelop-

ment project area, to a total of more than 10, 
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may be made without further hearing, provided that the municipality shall give notice 

of any such changes by mail to each affected taxing district and registrant on the inter-

ested parties registry, provided for under Section 11-74.4-4.2, and by publication in a 

newspaper of general circulation within the affected taxing district. Such notice by mail 

and by publication shall each occur not later than 10 days following the adoption by or-

dinance of such changes.”   

  

The change associated with this Addendum A does not result in any of the above listed 

conditions.  Therefore, the changes to the Plan made by this Addendum A are permissi-

ble subject to the notification requirements of the Act. 
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SECTION I 
 

INTRODUCTION  
 

 

Pursuant to the provisions of the Illinois "Tax Increment Allocation Redevelopment Act” (the “Act”), 

the Village proposes to designate a portion of the Village as a tax increment financing (TIF) redevel-

opment project area.  The Act is found at 65 ILCS 5/11-74.4-1 et. seq. 

 

With the use of TIF, it is the Village’s goal to induce private investment in development and rede-

velopment projects.  The area being considered for designation as a TIF area includes a number of 

larger vacant tracts, some of which are former quarries and others currently being farmed but suita-

ble for business park type development fronting I-74.  A small number of improved (built upon) 

parcels are included as well such as the former Kickapoo Union High School on Seminary Street and 

the former landscape nursery on U.S. Highway 150.   The area is referred to herein as Redevelop-

ment Project Area No. 3 (the “Project Area”).  The boundaries of the Project Area are as shown on 

Exhibit A - Redevelopment Project Area Boundary.  A Boundary Description is contained in 

the Appendix as Attachment A. 
 

The Project Area contains approximately 459 acres, including street and highway rights-of-way (360 

acres net of rights-of-way).  There are a total of 46 parcels of real property, of which 22 have im-

provements thereon (e.g., buildings, parking areas, etc).  Quantitatively, these improved parcels 

constitute a small portion of the Project Area, but a significant number of the buildings thereon ex-

hibit signs of physical deterioration and some are dilapidated.  Most of the vacant parcels, which 

constitute most of the Project Area, have characteristics that enable them to qualify as blighted as 

that term is defined in the Act.   Not all properties have conditions that would cause them to qualify 

individually under the definitions contained in the Act.  However, the Project Area “on the whole” 

meets the eligibility requirements of the Act. 
 

The Village may consider the use of tax increment financing, as well as other economic development 

resources as available, to facilitate private investment within the Project Area.  It is the intent of the 

Village to induce the investment of significant private capital in the Project Area, which will ulti-

mately enhance the tax base of the community.  Furthermore, in accordance with Section 11-74.4-

3(n)(5) of the Act, a housing impact study need not be prepared since the  Redevelopment Plan will 

not result in the displacement of ten or more inhabited residential units.   

 

The Act sets forth the requirements and procedures for establishing a redevelopment project area 

and a redevelopment plan.  The following sections of this report present the findings of eligibility 

and the redevelopment plan and project for the Project Area, as well as other findings, evidence, and 

documentation required by the Act. 
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SECTION II 
 

STATUTORY BASIS FOR TAX INCREMENT FINANCING 

AND SUMMARY OF FINDINGS 
 

A. Background 

 

The concept behind the tax increment financing is straightforward and allows a municipality to car-

ry out redevelopment activities on a local basis.  Redevelopment that occurs in a designated rede-

velopment project area results in an increase in the equalized assessed valuation (“EAV”) of the 

property and, thus, generates increased real property tax revenues.  This increase or "increment" can 

be used to finance "redevelopment project costs" such as land acquisition, site clearance, building 

rehabilitation, interest subsidy, construction of public infrastructure, and other redevelopment pro-

ject costs as permitted by the Act. 

 

The Illinois General Assembly made various findings in adopting the Act; among them were: 

 

1. That there exists in many municipalities within the State blighted, conservation and indus-

trial park conservation areas; and 

 

2. That the eradication of blighted areas and the treatment and improvement of conservation 

areas by redevelopment projects are essential to the public interest and welfare. 

 

These findings were made on the basis that the presence of blight, or conditions that lead to blight, 

is detrimental to the safety, health, welfare and morals of the public. 

 

To ensure that the exercise of these powers is proper and in the public interest, the Act specifies 

certain requirements that must be met before a municipality can proceed with implementing a re-

development plan.  One of these requirements is that the municipality must demonstrate that a 

redevelopment project area qualifies under the provisions of the Act. 

 

As used, herein, the term Redevelopment Project means any public and private development pro-

ject in furtherance of the objectives of a redevelopment plan.  The term redevelopment project 

area means an area designated by the municipality, which is not less in the aggregate than 1-1/2 

acres and in respect to which the municipality has made a finding that there exist conditions that 

cause the area to be classified as an industrial park conservation area, a blighted area or a conserva-

tion area, or a combination of both blighted areas and conservation areas.  Redevelopment plan 

means the comprehensive program of the municipality for development or redevelopment intended 

by the payment of redevelopment project costs to reduce or eliminate those conditions, the exist-

ence of which qualified the redevelopment project area as a “blighted area” or “conservation area” or 

combination thereof or “industrial park conservation area,” and thereby to enhance the tax bases of 

the taxing districts which extend into the redevelopment project area. 
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B. Summary of Findings  
 

The following findings and evidentiary documentation is made with respect to the proposed Rede-

velopment Project Area: 

 

1. The Project Area as a whole meets the statutory requirements as a combination blighted 

area and conservation area.  Furthermore, the factors necessary to make these findings 

exist to a meaningful extent and are distributed throughout the Project Area. 
 

2. The Project Area exceeds the statutory minimum size of 1-1/2 acres. 
 

3. The Project Area contains contiguous parcels of real property. 
 

4. If this Plan is adopted and implemented by the Village, it is reasonable to say that all prop-

erties included in the Project Area would benefit substantially from being included in the 

Project Area. 
 

5. The Redevelopment Project Area, as a whole, has not been subject to growth and develop-

ment through investment by private enterprise and would not reasonably be anticipated to 

occur without public assistance. Further evidence of this is presented in Section III and 

throughout this document.  
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SECTION III 
 

BASIS FOR ELIGIBILITY OF THE PROJECT AREA AND FINDINGS 

 

A. Introduction 
 

A redevelopment project area, according to the Act, is that area designated by a municipality in 

which the finding is made that there exist conditions that cause the area to be classified as a blight-

ed area, conservation area, or combination thereof, or an industrial park conservation area.  The 

criteria and the individual factors defining each of these categories of eligibility are defined in the 

Act. 
 

This Section documents the relevant statutory requirements and how the Project Area meets the 

eligibility criteria. 
 

B. Statutory Qualifications 

 

The Act defines the factors that must be present in order for an area to qualify for TIF.  The follow-

ing provides the statutory definitions of the qualifying factors relating to a blighted area and a con-

servation area:   

 

 1. Eligibility of a Blighted Area 

 

 The Act states that a “…“blighted area” means any improved or vacant area within the 

boundaries of a redevelopment project area located within the territorial limits of the mu-

nicipality where:” 1  

 

 a. “If improved, industrial, commercial, and residential buildings or improvements are 

detrimental to the public safety, health, or welfare because of a combination of five (5) 

or more of the following factors, each of which is (i) present, with that presence docu-

mented to a meaningful extent, so that a municipality may reasonably find that the fac-

tor is clearly present within the intent of the Act, and (ii) reasonably distributed 

throughout the improved part of the redevelopment project area:” 

 

  (1)  “Dilapidation.  An advanced state of disrepair or neglect of necessary repairs to 

the primary structural components of buildings, or improvements in such a com-

bination that a documented building condition analysis determines that major 

repair is required or the defects are so serious and so extensive that the buildings 

must be removed.” 

 

                                                
1 Emphasis added with bold or underlined text. 
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(2)  “Obsolescence.  The condition or process of falling into disuse.  Structures have 

become ill-suited for the original use. 

 

(3)  “Deterioration.  With respect to buildings, defects including, but not limited to, 

major defects in the secondary building components such as doors, windows, 

porches, gutters, and downspouts, and fascia.  With respect to surface improve-

ments, that the condition of roadways, alleys, curbs, gutters, sidewalks, off-street 

parking, and surface storage areas evidence deterioration, including, but not lim-

ited to, surface cracking, crumbling, potholes, depressions, loose paving material, 

and weeds protruding through paved surfaces.” 

 

(4)  “Presence of structures below minimum code standards.  All structures that do 

not meet the standards of zoning, subdivision, building, fire, and other govern-

mental codes applicable to property, but not including housing and property 

maintenance codes.” 

 

(5)  “Illegal use of individual structures.  The use of structures in violation of applica-

ble federal, State, or local laws, exclusive of those applicable to the presence of 

structures below minimum code standards.” 

 

(6)  “Excessive vacancies.  The presence of buildings that are unoccupied or under-

utilized and that represent an adverse influence on the area because of the fre-

quency, extent, or duration of the vacancies.” 

 

(7)  “Lack of ventilation, light, or sanitary facilities.  The absence of adequate ventila-

tion for light or air circulation in spaces or rooms without windows, or that re-

quire the removal of dust, odor, gas, smoke, or other noxious airborne materials.  

Inadequate natural light and ventilation means the absence of skylights or win-

dows for interior spaces or rooms and improper window sizes and amounts by 

room area to window area ratios.  Inadequate sanitary facilities refers to the ab-

sence or inadequacy of garbage storage and enclosure, bathroom facilities, hot wa-

ter and kitchens, and structural inadequacies preventing ingress and egress to and 

from all rooms and units within a building.” 

 

(8)  “Inadequate utilities.  Underground and overhead utilities such as storm sewers 

and storm drainage, sanitary sewers, water lines, and gas, telephone, and electri-

cal services that are shown to be inadequate.  Inadequate utilities are those that 

are: (i) of insufficient capacity to serve the uses in the redevelopment project area, 

(ii) deteriorated, antiquated, obsolete, or in disrepair, or (iii) lacking within the 

redevelopment project area.” 
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(9)  “Excessive land coverage and overcrowding of structures and community facili-

ties.  The over-intensive use of property and the crowding of buildings and ac-

cessory facilities onto a site.  Examples of problem conditions warranting the des-

ignation of an area as one exhibiting excessive land coverage are:  (i) the presence 

of buildings either improperly situated on parcels or located on parcels of inade-

quate size and shape in relation to present-day standards of development for 

health and safety, and (ii) the presence of multiple buildings on a single parcel.  

For there to be a finding of excessive land coverage, these parcels must exhibit 

one or more of the following conditions:  insufficient provision for light and air 

within or around buildings, increased threat of spread of fire due to the close 

proximity of buildings, lack of adequate or proper access to a public right-of-way, 

lack of reasonably required off-street parking, or inadequate provision for loading 

and service.” 

 

(10) “Deleterious land use or layout.  The existence of incompatible land-use relation-

ships, buildings occupied by inappropriate mixed-uses, or uses considered to be 

noxious, offensive, or unsuitable for the surrounding area.” 

 

 (11) “Environmental clean-up.  The proposed redevelopment project area has incurred 

Illinois Environmental Protection Agency or United States Environmental 

Protection Agency remediation costs for, or a study conducted by an independent 

consultant recognized as having expertise in environmental remediation has 

determined a need for, the clean-up of hazardous waste, hazardous substances, or 

underground storage tanks required by State or federal law, provided that the 

remediation costs constitute a material impediment to the development or 

redevelopment of the redevelopment project area.” 

 

(12) “Lack of community planning.  The proposed redevelopment project area was de-

veloped prior to or without the benefit or guidance of a community plan.  This 

means that the development occurred prior to the adoption by the municipality of 

a comprehensive or other community plan, or that the plan was not followed at 

the time of the area’s development.  This factor must be documented by evidence 

of adverse or incompatible land-use relationships, inadequate street layout, im-

proper subdivision, parcels of inadequate shape and size to meet contemporary 

development standards, or other evidence demonstrating an absence of effective 

community planning.” 

 

(13) “The total equalized assessed value of the proposed redevelopment project area 

has declined for three (3) of the last five (5) calendar years prior to the year in 

which the redevelopment project area is designated, or is increasing at an annual 

rate that is less than the balance of the municipality for three (3) of the last five 

(5) calendar years for which information is available, or is increasing at an annual 
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rate that is less than the Consumer Price Index for All Urban Consumers 

published by the United States Department of Labor or successor agency for three 

(3) of the last five (5) calendar years prior to the year in which the redevelopment 

project area is designated.” 
 

 b. “If vacant, the sound growth of the redevelopment project area is impaired by a com-

bination of two (2) or more of the following factors, each of which is (i) present, with 

that presence documented to a meaningful extent, so that a municipality may reasona-

bly find that the factor is clearly present within the intent of the Act, and (ii) reasonably 

distributed throughout the vacant part of the redevelopment project area to which it 

pertains:” 
 

(1) “Obsolete platting of vacant land that results in parcels of limited or narrow size, 

or configurations of parcels of irregular size or shape that would be difficult to de-

velop on a planned basis and in a manner compatible with contemporary stand-

ards and requirements, or platting that failed to create rights-of-ways for streets 

or alleys, or that created inadequate right-of-way widths for streets, alleys, or oth-

er public rights-of-way, or that omitted easements for public utilities.” 
 

(2)  “Diversity of ownership of parcels of vacant land sufficient in number to retard or 

impede the ability to assemble the land for development.” 
 

(3) “Tax and special assessment delinquencies exist, or the property has been the sub-

ject of tax sales under the Property Tax Code within the last five (5) years.” 
 

(4) “Deterioration of structures or site improvements in neighboring areas adjacent 

to the vacant land.” 
 

(5) “The area has incurred Illinois Environmental Protection Agency or United States 

Environmental Protection Agency remediation costs for, or a study conducted by 

an independent consultant recognized as having expertise in environmental re-

mediation has determined a need for, the clean-up of hazardous waste, hazardous 

substances, or underground storage tanks required by State or federal law, pro-

vided that the remediation costs constitute a material impediment to the devel-

opment or redevelopment of the redevelopment project area.” 

 

(6) “The total equalized assessed value of the proposed redevelopment project area 

has declined for three (3) of the last five (5) calendar years prior to the year in 

which the redevelopment project area is designated, or is increasing at an annual 

rate that is less than the balance of the municipality for three (3) of the last five 

(5) calendar years for which information is available, or is increasing at an annual 

rate that is less than the Consumer Price Index for All Urban Consumers pub-

lished by the United States Department of Labor or successor agency for three (3) 
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of the last five (5) calendar years prior to the year in which the redevelopment 

project area is designated.” 

 

c. “If vacant, the sound growth of the redevelopment project area is impaired by one of 

the following factors that (i) is present, with that presence documented, to a meaning-

ful extent so that a municipality may reasonably find that the factor is clearly present 

within the intent of the Act and (ii) is reasonably distributed throughout the vacant 

part of the redevelopment project area to which it pertains:  

  

(1)  The area consists of one or more unused quarries, mines, or strip mine ponds.  

  

(2)  The area consists of unused rail yards, rail tracks, or railroad rights‑of‑way.  

  

(3)  The area, prior to its designation, is subject to  

 

(i) chronic flooding that adversely impacts on real property in the ar-

ea as certified by a registered professional engineer or appropriate 

regulatory agency or  

 

(ii) surface water that discharges from all or a part of the area and 

contributes to flooding within the same watershed, but only if 

the redevelopment project provides for facilities or im-

provements to contribute to the alleviation of all or part of 

the flooding.  

 

(4)  The area consists of an unused or illegal disposal site containing earth, stone, 

building debris, or similar materials that were removed from construction, demo-

lition, excavation, or dredge sites.  

  

(5)  Prior to November 1, 1999, the area is not less than 50 nor more than 100 acres 

and 75% of which is vacant (notwithstanding that the area has been used for 

commercial agricultural purposes within 5 years prior to the designation of the 

redevelopment project area), and the area meets at least one of the factors item-

ized in paragraph (1) of this subsection, the area has been designated as a town or 

village center by ordinance or comprehensive plan adopted prior to January 1, 

1982, and the area has not been developed for that designated purpose.  

  

(6)  The area qualified as a blighted improved area immediately prior to becoming va-

cant, unless there has been substantial private investment in the immediately 

surrounding area. 
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2. Eligibility of a Conservation Area 

 

 The Act further states that a “… “conservation area” means any improved area within the 

boundaries of a redevelopment project area located within the territorial limits of the mu-

nicipality in which 50% or more of the structures in the area have an age of 35 years 

or more.  Such an area is not yet a blighted area, but because of a combination of three (3) 

or more of the [13 factors applicable to the improved area] is detrimental to the public safe-

ty, health, morals or welfare, and such an area may become a blighted area.”  [Bracketed text 

replaces “following factors” from the Act.] 

 

C. Investigation and Analysis of Blighting Factors 

 

In determining whether or not the Project Area meets the eligibility requirements of the Act, the 

eligibility analysis took into account the following: 

 

• Discussions with the Village President who is knowledgeable of Project Area conditions and 

history.  

 

• On-site field examination of conditions within the Project Area by experienced staff of 

PGAV. 
 

• Use of definitions contained in the Act. 
 

• Adherence to basic findings of need as established by the Illinois General Assembly in estab-

lishing tax increment financing, which became effective January 10, 1977. 
 

• Property assessed value trend as determined from the McLean County real property tax as-

sessment records. 
 

• Certification from the Village’s consulting engineer regarding chronic flooding of specific 

properties. 

 

• A drainage study by the Village’s consulting engineer that identifies storm water drain-

age/flooding problems within several watersheds that overlap the Project Area and provides 

a description of improvements that need to be incorporated in the TIF redevelopment pro-

gram to help mitigate the watershed storm drainage/flooding problem. 
 

To ensure that the exercise of these powers is proper and in the public interest, the Act specifies 

certain requirements that must be met before a municipality can proceed with implementing a re-

development project.  One of these is that the municipality must demonstrate that the Project Area 

qualifies.  An analysis of the physical conditions and presence of blighting factors relating to the 

Project Area was commissioned by the Village.  The result and documentation of this effort are 

summarized below. 
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D. Analysis of Conditions in the Project Area 

 

PGAV staff conducted a parcel by parcel survey to document existing conditions in the Project Area 

on April 15, 2015.  One of the outcomes of this survey was an inventory of existing land uses in the 

Project Area, which are illustrated on Exhibit B - Existing Land Use.  This field work was supple-

mented with discussions with Village President, the Village’s consulting engineer and analysis of 

property assessment data from McLean County.  Exhibit C – Summary of Blighting and Con-

servation Area Factors provides a quantitative breakdown of the various factors.  Exhibit D – 

Existing Conditions provides a graphic depiction of certain blighting and conservation area fac-

tors that were determined to exist within the Project Area.  A blighting factor that relates to proper-

ty valuation trends is presented later in this Section.   

 

1. Findings on Improved Area 

 

Below are findings that are factors relating to improved land that is considered present to a 

meaningful extent within the Project Area: 

 

a. Summary of Findings on Age of Structures:  Age is a prerequisite factor in determining 

if all or a portion of a redevelopment project area qualifies as a "conservation area".  As 

is clearly set forth in the Act, 50% or more of the structures in the redevelopment pro-

ject area must have an age of 35 years or greater in order to meet this criteria.  Of the 21 

buildings in the Project Area 14 (67%) were determined to be over 35 years old.  The 

fact that these buildings were constructed over 35 years ago was determined from 

McLean County property assessment records. 

 

b. Summary of Findings on Deterioration:  Deteriorating conditions were recorded on 12 

(57%) of the 21 buildings in the Project Area.  The field survey of exterior building con-

ditions in the Project Area found structures with major defects in the secondary struc-

tural components, including windows, doors, roofing, masonry and fascia materials, etc.  

These deteriorated buildings are scattered throughout the Project Area.  Deteriorated 

site improvements were also found on 13 (59%) of the 22 improved parcels in the Pro-

ject Area.  Attachment B in the Appendix provides photographic evidence of the condi-

tions found on these properties.  

 

c. Summary of Findings Regarding Dilapidation:   Five (5) of the 21 buildings in the Pro-

ject Area are dilapidated and, in their current condition, unsafe for occupancy.  This rep-

resents 24% of the buildings in the Project Area.  While the number of dilapidated 

buildings is not a preponderance of the buildings located in the Project Area, the pres-

ence of these conditions detracts from the desirability of nearby properties.  They are 

not concentrated in one portion of the Project Area, but located in different parts of the 

Project Area. 
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Exhibit B
Existing Land Use
Redevelopment Project Area No. 3

Legend
Redevelopment Project
Area Boundary
Single-Family Residential
Mobile Home
Commercial
Institutional

Agricultural
Industrial
Park / Open Space
Vacant / Undeveloped Land
Utility
Unused Quarry

August 2015
REVISED: October 30, 2015o
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Total %

No. of improved parcels 22 48%

No. of vacant parcels subject to 2 qualification factors 11 24%

No. of vacant parcels subject to 1 qualification factor 13 28%

Total parcels 
1 46 100%

No. of buildings 21 100%

No. of buildings 35 years or older 14 67%

No. housing units 8

No. housing units occupied 7

IMPROVED LAND FACTORS:

No. of deteriorated buildings 12 57%

No. of parcels with site improvements that are 

deteriorated
13 59%

No. of dilapidated buildings 5 24%

No. of obsolete buildings 3 14%

No. of structures below minimum code

No. of buildings lacking ventilation, light or sanitation 

facilities

No. of building with illegal uses

Number of buildings with vacancies 5 24%

No. of parcels with excessive land coverage or 

overcrowding of structures
3 14%

Inadequate utilities (by Sub-Area) 2 9%

Deleterious land use or layout (by Sub-Area) 4 18%

Lack of community planning 0 0%

Declining or Sub-par EAV Growth

VACANT LAND FACTORS (2 or More):

Obsolete Platting 4 36%

Diversity of Ownership

Tax Delinquencies

Deterioration of Struct. Or Site Improvements in 

Neighboring Areas
7 64%

Environmental Clean-up

Declining or Sub-par EAV Growth

VACANT LAND FACTORS (1 or More):

Unused Quarry, Mines, Rail, etc.

Blighted Before Vacant

Chronic Flooding / Watershed Flooding

Unused or Illegal Disposal Site

2 Not determined.

nd 
2

Yes

nd 2

nd 2

Yes

nd 2

nd 
2

Exhibit C

Redevelopment Project Area No. 3

Village of Downs, Illinois

nd 2

SUMMARY OF BLIGHTING AND

CONSERVATION AREA FACTORS

nd 2

nd 
2

1 PIN 2905227008 is a large tract with three distinct uses of the property; two uses considered "improved" 

land and one use considered vacant land. These three uses are treated as separate parcels.

1

11
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Exhibit D
Existing Conditions

Legend
Redevelopment Project Area Boundary

kj Over 35 Years of Age

!( Deteriorated Structure

( Deteriorated Site Improvements

#* Dilapidated Structure

") Obsolete Building

V Vacant Building

GF Excessive Coverage

XY Inadequate Utilities

G Deterioration in Neighboring Areas

) Obsolete Platting

&< See Drainage Study

Æ Unused Quarry

po Subject to Chronic Flooding

Redevelopment Project Area No. 3
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d. Summary of Findings Regarding Declining or Lagging Rate of Growth of Total Equalized 

Assessed Valuation:  This factor is applicable to Project Area as a whole and can be 

counted as a qualification factor with respect to improved areas as well as vacant areas.  

The total equalized assessed valuation (EAV) for the Project Area has not kept pace with 

the Consumer Price Index (CPI) for four (4) of the last five (5) calendar years.  A com-

parison of EAV for the Project Area to the CPI, is shown in Exhibit E, Comparison of 

EAV Growth Rates (2009-2014). 

 

2. Findings on Vacant Land 

 

Approximately 80% of the Project Area is comprised of “vacant” land, as defined by the Act (net 

of street and highway rights-of-way).  As a result, the factors in the Act pertaining to improved 

areas do not apply.  The Act recognizes that situations exist where vacant properties may need 

assistance in order to be developed and provides for that to occur. 

 

a. Statutory Requirements 

 

In order for vacant land to qualify as blighted, it must first be found to be “vacant” as de-

fined in the Act.  Vacant land is “any parcel or combination of parcels of real property with-

out industrial, commercial and residential buildings which has not been used for commer-

cial agricultural purposes within 5 years prior to the designation of the redevelopment area, 

unless the parcel is included in an industrial park conservation area or the parcel has been 

subdivided;…”  (65 ILCS 5/11-74.4-3(v)). 

 

Tax Year

EAV of 

Redevelopment 

Project Area CPI
*

Area 

Growth Rate 

Less Than 

CPI?

2009 637,560$           214.537

2010 647,957$            218.056

Annual Percent Change 1.6% 1.6% YES

2011 650,709$            224.939

Annual Percent Change 0.4% 3.2% YES

2012 649,959$            229.594

Annual Percent Change -0.1% 2.1% YES

2013 649,233$           232.957

Annual Percent Change -0.1% 1.5% YES

2014 652,780$           236.736

Annual Percent Change 0.5% 1.6% YES

*
Consumer Price Index for All Urban Consumers. Source:  U.S. Bureau of Labor Statistics

Redevelopment Project Area No. 3

COMPARISON OF EAV GROWTH RATES (2009-2014)

Exhibit E
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As vacant land, the property may qualify as blighted if the “sound growth of the taxing dis-

tricts is impaired by one of the following factors:  (1) the area consists of one or more 

unused quarries, mines, or strip mine ponds; (2) the area consists of unused rail yards, 

rail tracks, or railroad rights-of-way; (3) the area, prior to its designation, is (i) subject to 

chronic flooding that adversely impacts on real property in the area, as certified by a regis-

tered professional engineer or appropriate regulatory agency or (ii) surface water that 

discharges from all or a part of the area and contributes to flooding within the 

same watershed, but only if the redevelopment project provides for facilities or 

improvements to contribute to the alleviation of all or part of the flooding….” [em-

phasis added] 

 

For vacant areas that do not qualify under the above criteria, two out of six other factors 

must be found to exist to a meaningful extent within such vacant area.  Those six factors are 

defined in the Act and included in Subsection B of this Section III. 

 

b. Findings on Subdivision of Properties 

 

All but one of the vacant parcels located within the Project Area have been used for com-

mercial agricultural purposes within the last five years will be platted prior to the adoption 

of this Redevelopment Plan. 

 

c. Findings on Vacant Areas Comprised of Unused Quarries 

 

One of the vacant tracts has a large portion of its land area being covered with a strip mine 

pond.  This parcels are identified on Exhibit B, Existing Land Use, and Exhibit D, Existing 

Conditions Map. 

 

d. Findings on Vacant Areas Subject to Chronic Flooding 

 

There are three parcels where all or a significant portion of them are subject to chronic 

flooding.  Two of the parcels constitute passive natural area park owned by the Village.  The 

other is a large parcel located on the west side of South Huff Road and on the north side of 

I-74.  A portion of it serves as a disposal site for clean construction and demolition material 

(e.g., clean concrete, bricks, asphalt).  A smaller portion of the parcel has two dilapidated 

barns.  The majority of parcel is located within the 100-year flood hazard zone associated 

with Kickapoo Creek and is vacant. 

 

The Village’s consulting engineer has examined documentation with respect to flooding of 

these properties.  A certification of chronic flooding by the engineer with respect to 

these properties is contained in the Appendix as Attachment C. 
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e. Findings on Vacant Areas with Respect to Flooding in Watersheds 

 

The Act identifies that “surface water that discharges from all or a part of the area and con-

tributes to flooding within the same watershed, but only if the redevelopment project pro-

vides for facilities or improvements to contribute to the alleviation of all or part of the 

flooding” is an eligible item to qualify an area as a blighted area.  In a drainage study pre-

pared by the Village’s consulting engineer, it was documented that flooding can be lessened 

within two applicable watersheds by providing for storm water detention within the Project 

Area.2  A copy of this drainage study is attached in the Appendix as Attachment D.  This 

study identifies specific improvements that need to be incorporated as part of the redevel-

opment project within the Project Area to help alleviate these conditions.  

 

f. Findings on Other Vacant Areas 

 

For the 11 parcels constituting the balance of the vacant area, two factors are present to a 

meaningful extent.  This includes the lagging EAV trend as documented in Exhibit E.  The 

other factor is the presence of deteriorated structures or site improvements in neighboring 

areas with respect to seven (64%) of the 11 parcels subject to the two qualifying factors.   

 

E. Summary of Eligibility Factors for the Project Area 

 

The study found that the Project Area contains conditions that qualify it as a combination blighted 

area and conservation area.  The following summarizes the existence of the most predominant 

blighting/conservation factors existing within the Project Area: 

 

 • Age – Of the 21 buildings located in the Project Area, 14 (67%) are greater than 35 years 

old, which exceeds the statutory threshold of 50% (prerequisite for a “conservation area”).   

 

 • Deterioration – 57% of the buildings and 59% of the site non-building site improvements 

of improved lots exhibit signs of deterioration as defined in the Act.  This is a high incidence 

of deterioration among buildings and site improvements. 

 

 • Dilapidation – Five of the 21 buildings in the Project Area are dilapidated.  Their presence 

has a negative influence on other nearby properties, both within and outside the Project 

Area. 

 

 • Sub-par EAV trends – The growth in the Project Area’s EAV has failed to keep pace with 

inflation for four (4) out of the last five (5) years.  This factor applies to the entire Project 

Area and can be counted as a factor for both improved areas and vacant areas. 

 

                                                
2
 “Drainage Study of Select Watersheds”, Village of Downs, Farnsworth Group, May 2015. 
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 • Deteriorated buildings or site improvements in neighboring areas – Seven of the 11 va-

cant parcels that are subject to having a finding of two factors, are negatively impacted by 

the deteriorated conditions of the adjacent and nearby properties. 

 

 • Balance of vacant areas – The remaining vacant parcels qualify by virtue of consisting of 

unused strip mine ponds, chronic flooding, or contribute to flooding in a watershed but 

with proposed storm drainage improvements to be made in the Project Area will help allevi-

ate such flooding problems.  

 

This study finds that the Redevelopment Project Area contains conditions that qualify it as a com-

bination blighted area and conservation area, as these terms are defined in the Act, and that these 

parcels will likely continue to exhibit blighted conditions or conditions that may lead to blight with-

out a program to induce private and public investment for the redevelopment of the Project Area.  

These findings were made considering the qualifying factors that are present to a meaningful extent 

and distributed throughout the Project Area.  The qualifying conditions that exist in the Project Ar-

ea are detrimental to the Project Area, as a whole, and the long-term interests of the taxing districts.  

The various projects contemplated in this tax increment program will serve to reduce or eliminate 

these deficiencies and enhance the tax base of all overlapping taxing authorities. 
 

Therefore, it is concluded that public intervention is necessary because of the conditions document-

ed herein and the lack of private investment in the Project Area.  The Village Board should review 

this analysis and, if satisfied with the findings contained herein, proceed with the adoption of these 

findings in conjunction with the adoption of the Redevelopment Plan and establishment of the Re-

development Project Area. 
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SECTION IV 
 

REDEVELOPMENT PLAN 
 

A. Introduction 
 

This section presents the Redevelopment Plan and Project for Redevelopment Project Area No. 3.  

Pursuant to the Tax Increment Allocation Redevelopment Act, when the finding is made that an 

area qualifies as a conservation area, blighted area, combination of conservation and blighted areas, 

or industrial park conservation area, a redevelopment plan must be prepared.  A redevelopment 

plan is defined in the Act as "the comprehensive program of the municipality for development or 

redevelopment intended by the payment of redevelopment project costs to reduce or eliminate 

those conditions the existence of which qualified the redevelopment project area as a ‘blighted area’ 

or ‘conservation area’ or combination thereof or ‘industrial park conservation area’, and thereby to 

enhance the tax bases of the taxing districts which extend into the redevelopment project area". 
 

B. General Land Uses to Apply 
 

The proposed general land uses to apply to the Project Area are as shown in Exhibit F, General 

Land Use Plan.  The key goal of this Plan is for the development of commercial uses in the vicinity 

of the 1-74 interchange.  In certain instances an alternate land use is proposed.  This applies to the 

current clean construction debris disposal site and the former landscape nursery property and ad-

joining land-locked parcel.  The continuation of the disposal site may continue indefinitely and 

reestablishing a commercial use of the landscape nursery site (suitable for a floodplain location) is 

considered acceptable, but not the preferred use.  In the event of re-use/redevelopment of either 

area, the alternate use is recommended. 

 

With respect to the long-vacant former Kickapoo Union High School property, either residential or 

commercial reuse is proposed.  With the latter, a lower intensity type commercial use is recom-

mended such as a bed and breakfast.  Also, a mixed use may be suitable as well (e.g., residential up-

per floor and commercial use, such as offices, on the first floor). 

 

C. Objectives 
 

The objectives of the Redevelopment Plan are: 
 

1. Reduce or eliminate those conditions that qualify the Project Area as eligible for tax 

increment financing by carrying out the Redevelopment Plan. 

 

2. Prevent the recurrence of blighting conditions. 

 

3. Enhance the real estate tax base for the Village and all overlapping taxing districts through 

the implementation and completion of the activities identified herein. 
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4. Encourage and assist private investment in the redevelopment of the Project Area through 

the provision of financial assistance as permitted by the Act. 
 

5. Provide for safe and efficient traffic circulation within the Project Area, particularly within 

the proposed commercial areas. 
 

6. Complete all public and private actions required in this Redevelopment Plan in an expedi-

tious manner.   
 

D. Program Policies to Accomplish Objectives 
 

The Village has determined that it is appropriate to provide limited financial incentives for private 

investment within the Project Area.  It has been determined, through redevelopment strategies pre-

viously utilized by the Village and communications between prospective developers and the Village, 

that tax increment financing constitutes a key component of leveraging private investment within 

the Project Area.  The Village will incorporate appropriate provisions in any redevelopment agree-

ment between the Village and private investors to assure that redevelopment projects achieve the 

objectives stated herein and accomplish the various redevelopment projects described below. 
 

E. Redevelopment Projects 
 

To achieve the Plan objectives and the overall project proposed in the Plan, a number of public and 

private activities will need to be undertaken, including a combination of private developments and 

public investment in infrastructure improvements.  Improvements and activities necessary to im-

plement the Plan may include the following: 
 

 1. Private Redevelopment Activities: 
 

 Rehabilitation, renovation or remodeling of existing properties. 

 Construction of private buildings and site improvements as part of redevelopment 

projects within the Area. 
 

2. Public Redevelopment Activities: 
 

 Public improvements and support activities will be used to induce and complement 

private investment.   These may include, but are not limited to:   

 

o Street and sidewalk improvements; 

o Utilities (sanitary and storm sewers, water, electric, etc.); 

o Land assembly and site preparation;  

o Job training; 

o Marketing of properties; and 
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Exhibit F
General Land Use Plan
Redevelopment Project Area No. 3

Legend
Redevelopment Project
Area Boundary
Residential
Commercial
Residential / Commercial Alternate
Industrial / Residential Alternate

Commercial & Light Industrial
Industrial
Commercial / Park /
Open Space Alternate
Public
Park / Open Space

August 2015
REVISED: October 30, 2015o
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o Other programs of financial assistance, as may be provided by the Village.  The 

Village’s involvement with redevelopment activities may include all those 

authorized by the Act, as needed.   
   

 3. Land Assembly & Displacement Certificate: 

 

To achieve the objectives of the Plan, land assembly by the Village and eventual conveyance 

to private entities may be necessary to attract private development interest.  Therefore, 

property located within the Project Area may be acquired by the Village or private parties, as 

necessary, to implement a specific public or private redevelopment project. 
 

Displacement Certificate: 
 

Pursuant to Sections 11-74.4-3 (n) (5) and 11-74.4-4.1 (b) of the Act, by adoption of 

this Redevelopment Plan by the Village, the Village hereby certifies that this 

Redevelopment Plan will not result in the displacement of more than nine (9) 

inhabited residential units. 
 

F. Estimated Redevelopment Project Costs 
 

The estimated costs associated with the eligible public redevelopment activities are presented in 

Exhibit G, on the following page, entitled Estimated Redevelopment Project Costs.  This esti-

mate includes reasonable or necessary costs incurred, or estimated to be incurred, in the implemen-

tation of this Redevelopment Plan.  These estimated costs are subject to refinement as specific plans 

and designs are finalized and experience is gained in implementing this Redevelopment Plan and do 

not include public financing costs or interest payments that may be incurred in conjunction with 

redevelopment projects.  

 

In addition to the proposed TIF funding, the Village may seek the assistance of various State of Illi-

nois Departments (Department of Transportation, Department of Commerce and Economic Oppor-

tunity, etc.), or appropriate agencies of the Federal Government to assist in funding site prepara-

tion, infrastructure, or other required projects or improvements.  To the extent additional funds can 

be secured from the State of Illinois, or any Federal program or other public or private sources, the 

Village may use such funding sources in furtherance of the Redevelopment Plan and Project. 

 

G. Description of Redevelopment Project Costs 
 

Costs that may be incurred by the Village in implementing the Redevelopment Plan may include 

project costs and expenses as itemized in Exhibit F, subject to the definition of “redevelopment 

project costs” as contained in the Act, and any other costs that are eligible under said definition in-

cluded in the “Contingency” line item.  Itemized below is the statutory listing of “redevelopment 

project costs” currently permitted by the Act [bold typeface added for emphasis].  Note that 

some of the following narrative has been paraphrased (see full definitions in the Act). 
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Description Estimated Cost

A. Public Works or Improvements $5,550,000

B. Property Assembly $2,000,000

C. Building Rehabilitation $550,000

D. Relocation $50,000

E. Taxing District Capital Costs $1,000,000

F. Job Training $500,000

G. School District Increased Costs $800,000

H. Interest Costs Incurred by Developers $1,000,000

I. Planning, Legal and Professional Services $500,000

J. General Administration $300,000

K. Financing Costs See Note 3

L. Contingency $1,200,000

Total Estimated Costs $13,450,000

Notes:

5. The total estimated redevelopment project costs shall not be increased by more than 5% after adjustment for 

inflation from the date of the Plan adoption, per subsection 11-74.4.5 (c) of the Act.

(Pursuant to paragraph (7.5) of subsection (q) of Section 11-74.4-3 of the 

TIF Act)

1. All costs shown are in 2015 dollars.

2. Adjustments may be made among line items within the budget to reflect program implementation experience.

3.  Municipal financing costs such as interest expense, capitalized interest and cost of issuance of obligations are not 

quantified herein.  These costs are subject to prevailing market conditions and will be considered

part of the total redevelopment project cost if and when such financing costs are incurred.

4. Private redevelopment costs and investment are in addition to the above.

Exhibit G

ESTIMATED REDEVELOPMENT PROJECT COSTS

Redevelopment Project Area No. 3

Village of Downs, Illinois

(Improvement of streets, curb and gutters, utilities and other public 

improvements)

(Acquisition of land, building demolition and site preparation)
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1. Costs of studies, surveys, development of plans and specifications, wetland mitiga-

tion plans, implementation and administration of the redevelopment plan, includ-

ing but not limited to staff and professional service costs for architectural, engineering, le-

gal, environmental, financial, planning or other services, subject to certain limitations: 

 

a. There are limitations on contracts for certain professional services with respect to term, 

services, etc. 

 

b. Annual administrative costs shall not include general overhead or administrative costs 

of the municipality that would still have been incurred by the municipality if the munic-

ipality had not designated a redevelopment project area or approved a redevelopment 

plan. 

 

c. Marketing costs are allowable if related to marketing sites within the redevelopment 

project area to prospective businesses, developers and investors.  

 

2. Property assembly costs, including but not limited to acquisition of land and other 

property, real or personal or interest therein, demolition of buildings, site preparation, 

site improvements that serve as an engineered barrier addressing ground level or below 

ground level environmental contamination, including but not limited to parking lots and 

other concrete or asphalt barriers, and the clearing and grading of land. 

 

3. Costs of rehabilitation, reconstruction or repair or remodeling of existing public or 

private buildings, fixtures and leasehold improvements; and the cost of replacing an 

existing public building if, pursuant to the implementation of a redevelopment project, the 

existing public building is to be demolished to use the site for private investment or devoted 

to a different use requiring private investment; including any direct or indirect costs relat-

ing to Green Globes or LEED certified construction elements or construction elements with 

an equivalent certification. 

 

4. Costs of the construction of public works or improvements, including any direct or 

indirect costs relating to Green Globes or LEED certified construction elements or construc-

tion elements with an equivalent certification, except that on and after November 1, 1999, 

redevelopment project costs shall not include the cost of constructing a new municipal pub-

lic building principally used to provide offices, storage space, or conference facilities or vehi-

cle storage, maintenance, or repair for administrative, public safety, or public works per-

sonnel and that is not intended to replace an existing public building as provided under par-

agraph (3) of subsection (q) of Section 11-74.4-3 of the Act unless either   

 

a. the construction of the new municipal building implements a redevelopment project 

that was included in a redevelopment plan that was adopted by the municipality prior 

to November 1, 1999; or 
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b. the municipality makes a reasonable determination in the redevelopment plan, sup-

ported by information that provides the basis for that determination, that the new mu-

nicipal building is required to meet an increase in the need for public safety purposes 

anticipated to result from the implementation of the redevelopment plan. 

 

5. Cost of job training and retraining projects, including the cost of “welfare to work” 

programs implemented by businesses located within the redevelopment project area. 
 

6. Financing costs, including but not limited to, all necessary and incidental expenses relat-

ed to the issuance of obligations (see definition of “obligations” in the Act), and which 

may include payment of interest on any obligations issued thereunder including interest ac-

cruing during the estimated period of construction of any redevelopment project for which 

such obligations are issued and for not exceeding thirty-six (36) months thereafter, and in-

cluding reasonable reserves related thereto. 

 

7. To the extent the municipality by written agreement accepts and approves the same, all or a 

portion of a taxing district's capital costs resulting from the redevelopment project nec-

essarily incurred or to be incurred within a taxing district in furtherance of the objectives of 

the redevelopment plan and project. 

 

7.5 For redevelopment project areas designated (or redevelopment project areas amended to 

add or increase the number of tax increment financing assisted housing units) on or after 

November 1, 1999, an elementary, secondary, or unit school district's increased costs 

attributable to assisted housing units located within the redevelopment project 

area for which the developer or redeveloper receives financial assistance through 

an agreement with the municipality or because the municipality incurs the cost of 

necessary infrastructure improvements within the boundaries of the assisted 

housing sites necessary for the completion of that housing as authorized by this 

Act, and which costs shall be paid by the municipality from the Special Tax Allocation Fund 

when the tax increment revenue is received as a result of the assisted housing units and 

shall be calculated annually as follows:   

a. for foundation districts, excluding any school district in a municipality with a popula-

tion in excess of 1,000,000, by multiplying the district's increase in attendance resulting 

from the net increase in new students enrolled in that school district who reside in 

housing units within the redevelopment project area that have received financial assis-

tance through an agreement with the municipality or because the municipality incurs 

the cost of necessary infrastructure improvements within the boundaries of the housing 

sites necessary for the completion of that housing as authorized by this Act since the 

designation of the redevelopment project area by the most recently available per capita 

tuition cost as defined in Section 10-20.12a of the School Code less any increase in gen-
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eral State aid as defined in Section 18-8.05 of the School Code attributable to these add-

ed new students subject to the following annual limitations:  

(i)  for unit school districts with a district average 1995-96 Per Capita Tuition Charge of 

less than $5,900, no more than 25% of the total amount of property tax increment 

revenue produced by those housing units that have received tax increment finance 

assistance under this Act;…  

 

8. Relocation costs to the extent that a municipality determines that relocation costs shall be 

paid or it is required to make payment of relocation costs by Federal or State law or in order 

to satisfy Subsection 11-74.4-3 (n) (7) of the Act (re: federal Uniform Relocation Assistance 

and Real Property Acquisition Policies Act requirements). 
 

9. Payments in lieu of taxes (not common; see definition in Act). 
 

10. Costs of job training, retraining, advanced vocational education or career education, in-

cluding but not limited to courses in occupational, semi-technical or technical fields leading 

directly to employment, incurred by one or more taxing districts, provided that such 

costs: 
 

a. are related to the establishment and maintenance of additional job training, advanced 

vocational education or career education or career education programs for persons em-

ployed or to be employed by employers located in a redevelopment project area; and  
 

b. when incurred by a taxing district(s) other than the municipality, are set forth in a writ-

ten agreement between the municipality and the taxing district or taxing districts, 

which agreement describes the programs to be undertaken, including but not limited to 

the number of employees to be trained, a description of the training and services to be 

provided, the number and types of positions available or to be available, itemized costs 

of the program and sources of funds to pay for the same, and the terms of the agree-

ment.  Such costs include, specifically, the payment by community college districts of 

costs pursuant to Sections 3-37, 3-38, 3-40 and 3-40.1 of the Public Community College 

Act, and by school districts of costs pursuant to Sections 10-22.20a and 10-23.3a of the 

School Code. 
 

11. Interest costs incurred by a redeveloper related to the construction, renovation or re-

habilitation of a redevelopment project provided that: 
 

a. such costs are to be paid directly from the special tax allocation fund established pursu-

ant to this Act; 
 

b. such payments in any one year may not exceed 30% of the annual interest costs in-

curred by the redeveloper with regard to the redevelopment project during that year; 
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c. if there are not sufficient funds available in the special tax allocation fund to make the 

payment pursuant to this paragraph, then the amounts so due shall accrue and be paya-

ble when sufficient funds are available in the special tax allocation fund; 
 

d. the total of such interest payments paid pursuant to this Act may not exceed 30% of the 

total (i) cost paid or incurred by the redeveloper for the redevelopment project, plus (ii) 

redevelopment project costs, excluding any property assembly costs and any relocation 

costs incurred by a municipality pursuant to this Act; 

 

12. Unless explicitly stated in the Act, the cost of construction of new privately owned 

buildings shall not be an eligible redevelopment project cost. 

 

13. None of the redevelopment project costs enumerated above shall be eligible rede-

velopment project costs if those costs would provide direct financial support to a 

retail entity initiating operations in the redevelopment project area, while termi-

nating operations at another Illinois location within 10 miles of the redevelop-

ment project area but outside the boundaries of the redevelopment project area 

municipality.  For purposes of this paragraph, termination means closing of a retail opera-

tion that is directly related to the opening of the same operation or like retail entity owned 

or operated by more than 50% of the original ownership in a redevelopment project area; 

but it does not mean closing an operation for reasons beyond the control of the retail enti-

ty, as documented by the retail entity, subject to a reasonable finding by the municipality 

that the current location contained inadequate space, had become economically obsolete, or 

was no longer a viable location for the retailer or serviceman. 
 

14. No cost shall be a redevelopment project cost in a redevelopment project area if used to de-

molish, remove, or substantially modify a historic resource, after August 26, 2008 (the ef-

fective date of Public Act 95-934), unless no prudent and feasible alternative exists. "Histor-

ic resource" for the purpose of this item (14) means  
 

a. place or structure that is included or eligible for inclusion on the National Register 

of Historic Places or  
 

b. contributing structure in a district on the National Register of Historic Places.  
 

This item (14) does not apply to a place or structure for which demolition, removal, or mod-

ification is subject to review by the preservation agency of a Certified Local Government 

designated as such by the National Park Service of the United States Department of the In-

terior. 



TIF Redevelopment Plan & Project 
Redevelopment Project Area No. 3 Village of Downs, Illinois 

 
81147 • 08/10/2015 (Rev. 10/30/15) - 35 - 

SECTION V 
 

OTHER FINDINGS AND REQUIREMENTS 
 

A. Conformance with Comprehensive Plan 

 

Development projects proposed to be undertaken in implementing this Redevelopment Plan con-

form to the goals, objectives and development standards stated in the 2014 Village of Downs Stra-

tegic Development Plan, dated August 19, 2014.  In addition, all development in the Project Area 

will comply with applicable codes and ordinances. 

 

B. Project Area, on the Whole, not Subject to Growth and Development 
 

There has been very limited investment that would constitute as growth and development within 

the Project Area.  The lack of investment in growth and development is indicative by the anemic 

EAV growth of the Project Area.  Exhibit H, EAV Trends (2009-2014) provides a comparison of 

property value trends in the Project Area to the balance of the Village and the Consumer Price 

Index.  When compared to a modest rate of inflation, the total value of Project Area falls far short.  

It is also less than half of the growth in value of the balance of the Village.  Thus, it is quite apparent 

that the Project Area has not been subject to growth and investment by private enterprise that 

would result in property value increases.   

 

 

C. Would Not be Developed “but for” Tax Increment Financing 

 

The Village has found that the Project Area would not reasonably be developed without the use of 

tax increment revenues.  The Village further commits that such incremental revenues will be uti-

lized for the development and revitalization of the Project Area as provided in the Act.  Underscor-

ing the economic need for municipal financial assistance in the form of tax increment financing is 

the certainty that there will not be commitments for private development and revitalization with-

out the Village’s commitment to provide such municipal financial assistance, including in the form 

EAV

2009

EAV

2014 Change Percent

Annual 

Percent Rate

Redevelopment Project Area 637,560$        652,780$        15,220$           2.4% 0.5%

Balance of Village 16,565,131$   17,666,453$   1,101,322$     6.6% 1.3%

CPI 1 214.537 236.736 22.199 10.3% 2.0%

1 
Consumer Price Index for All Urban Consumers. Source:  U.S. Bureau of Labor Statistics.

Exhibit H

EAV Trends (2009-2014)

Redevelopment Project Area No. 3



TIF Redevelopment Plan & Project 
Redevelopment Project Area No. 3 Village of Downs, Illinois 

 
81147 • 08/10/2015 (Rev. 10/30/15) - 36 - 

of providing public infrastructure to support new private development.  Even with public financial 

assistance, redevelopment projects will be a challenge.  Furthermore, the eligibility factors docu-

mented in this Plan contribute to the “but for” argument.  These conditions discourage private in-

vestment.  This was borne out in the Village’s attempts to attract developer interest in redeveloping 

portions of the proposed Project Area.  The Village recently lost out on an opportunity for a new 

commercial development near the interchange when it became known to the prospect that TIF in-

centives would not be available in time for the site location decision.   The Village is now working 

with another prospective developer who is seeking TIF assistance before moving forward with the 

project. 
 

D. Assessment of Financial Impact 
 

The Village finds adoption of this Redevelopment Plan will not place significant additional demands 

on facilities or services for any local taxing body.  Police and fire services and facilities appear to be 

adequate for the foreseeable future.  However, the Plan may directly result in a net increase in en-

rollment in the Tri-Valley School District, if residential development occurs as proposed in this 

Plan.  To the extent residential development generates additional school aged population, the 

School District may be entitled to receive a portion of the tax increment generated by TIF-assisted 

housing units that create the net increase in new students (see 65 ILCS 11-74.4-3 (q) (7.5)).  To cov-

er this potential scenario, the Estimated Redevelopment Project Costs itemized in Exhibit G in-

cludes a line item amount of $800,000 million for increased School District costs. 
 

The Village and Joint Review Board will monitor the progress of the TIF program and its future im-

pacts on all local taxing bodies.  In the event significant adverse impediments are identified that 

increase demands for facilities or services in the future, the Village will consider utilizing tax incre-

ment proceeds or other appropriate actions, to the extent possible, to assist in addressing the 

needs. 
 

E. Estimated Date for Completion of the Redevelopment Projects 
 

The estimated date for completion of the Redevelopment Project or retirement of obligations issued 

shall not be later than December 31st of the year in which the payment to the Village Treasurer, as 

provided in subsection (b) of Section 11-74.4-8 of the Act, is to be made with respect to ad valorem 

taxes levied in the 23rd calendar year after the year in which the ordinance approving the Project 

Area is adopted. 
 

F. Most Recent Equalized Assessed Valuation 

 

The most recent total EAV for the Project Area has been estimated by the Village to be $652,780.  A 

table with Parcel Identification Numbers and 2014 EAV is located in the Appendix as At-

tachment E.  This is accompanied by a map showing the location of the parcels within the Project 

Area.  The County Clerk of McLean County will verify the base EAV for each parcel after adoption of 

the Village ordinances approving the Redevelopment Plan and establishing the Project Area. 
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G. Redevelopment Valuation 

 

Contingent on the adoption of this Plan and commitment by the Village to the redevelopment pro-

gram described herein, the Village anticipates that the private redevelopment investment in the 

Project Area will increase the EAV of the Project Area by $8.5 to $9 million (2015 dollars) upon 

completion of the redevelopment projects.  It is expected that the valuation increase will be gradual 

and it may be towards the end of the term of the TIF district before the value range stated above is 

achieved, if at all. 

 

H. Source of Funds 

 

The primary source of funds to pay for redevelopment project costs associated with implementing 

this Plan shall be funds collected pursuant to tax increment financing to be adopted by the Village.  

Under such financing, tax increment revenue resulting from an increase in the EAV of property in 

the Project Area shall be allocated to a special fund each year (the "Special Tax Allocation Fund").  

The assets of the Special Tax Allocation Fund shall be used to pay redevelopment project costs and 

retire any obligations incurred to finance redevelopment project costs. 

 

In order to expedite implementation of this Redevelopment Plan and construction of the public im-

provements, the Village, pursuant to the authority granted to it under the Act, may issue bonds or 

other obligations to pay for the eligible redevelopment project costs.  These obligations may be se-

cured by future revenues to be collected and allocated to the Special Tax Allocation Fund. 

 

If available, revenues from other economic development funding sources, public or private, may be 

utilized.  These may include State and Federal programs, local retail sales tax, Illinois Business Dis-

trict taxes, applicable revenues from any adjoining tax increment financing areas, and land disposi-

tion proceeds from the sale of land in the Project Area, as well as other revenues.  The final decision 

concerning redistribution of yearly tax increment revenues may be made a part of a bond ordinance.  

 

I. Nature and Term of Obligations 

 

Without excluding other methods of Village or private financing, the principal source of funding will 

be those deposits made into the Special Tax Allocation Fund of monies received from the taxes on 

the increased EAV (above the initial EAV) of real property in the Project Area.  These monies may be 

used to reimburse private or public entities for the redevelopment project costs incurred or to 

amortize obligations issued pursuant to the Act for a term not to exceed 20 years bearing an annual 

interest rate as permitted by law.  Revenues received in excess of 100% of funds necessary for the 

payment of principal and interest on the bonds and not needed for any other redevelopment project 

costs or early bond retirements shall be declared as surplus and become available for distribution to 

the taxing bodies to the extent that this distribution of surplus does not impair the financial viabil-

ity of the any projects.  One or more bond issues may be sold at any time in order to implement this 

Redevelopment Plan. 
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J. Fair Employment Practices and Affirmative Action 

 

The Village will insure that all private and public redevelopment activities are constructed in ac-

cordance with fair employment practices and affirmative action by any and all recipients of TIF as-

sistance. 

 

K. Reviewing and Amending the TIF Plan 

 

This Redevelopment Plan may be amended in accordance with the provisions of the Act.  Also, the 

Village shall adhere to all reporting requirements and other statutory provisions. 



TIF Redevelopment Plan & Project 
Redevelopment Project Area No. 3 Village of Downs, Illinois 

 
81147 • 08/10/2015 (Rev. 10/30/15) 39 

 

 

 

 

 

APPENDIX 

  



 

 

 

  



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
ATTACHMENT A 

 
Boundary Description 

Redevelopment Project Area No. 3 
  



 

 

 
  



 

 

DOWNS TIF No. 3 DESCRIPTION: 
 
Beginning at a point on the North Line of the South Half of the South Half of the Southeast Quarter 
of said Section 5 lying 740 feet west of the East Line of Darling Subdivision according to the plat 
recorded March 11, 1968 as Document No. 68-1704. From said Point of Beginning, thence east, 
along said North Line to said East Line of Darling Subdivision; thence north along said East Line to 
the southerly Right of Way line of the Interstate 74; then northwesterly along said Right of Way Line 
to the intersection of said Right of Way line with the East Line of the Northwest Quarter of said 
Section 5; thence north, along said East Line to the intersection of Kickapoo Creek; thence northerly 
and easterly along said Centerline to the East Line of the West 30 Acres of the Northwest Quarter of 
the Northeast Quarter of said Section 5; thence north along said East Line of the West 30 Acres to 
the North Line of Section 5; thence east, along said North Line to the West Line of the property 
described as Exception No. 2: in Document recorded February 19, 2015 as Document No. 2015-
00002705; thence south, along said West Line to the Southwest Corner of said property; thence 
east, along the South Line of said property to the Southwesterly Right of Way Line of the Norfolk 
and Southern Railroad; thence southeast, along said Right of Way Line to the East Right of Way Line 
of said N. Huff Road; thence north, along said Right of Way Line to the South Line of Davison’s 
Homesite Subdivision also being the North Line of Section 5; thence east, along said North Line to 
the Northeast Corner of said Section 5; thence southeast 330 feet; thence easterly 410 feet; thence 
southeast 337.50 feet; thence east 570.00 feet; thence northeast 405 feet more or less to the 
centerline of Kickapoo Creek; thence northeast 102.79 feet along said centerline; thence northeast 
105.31 feet along said centerline; thence northeast 58.86 feet along said centerline; thence 
northeast 120.80 feet along said centerline; thence northeast 125.56 feet along said centerline; 
thence northeast 182.45 feet along said centerline; thence northeast 38.42 feet along said 
centerline; thence northeast 204.60 feet along said centerline; thence northeast 180.86 feet along 
said centerline; thence northeast 290.70 feet along said centerline to the North Right of Way Line of 
U.S. Route 150; thence northwest 885 feet along said North Right of Way Line; thence north 266 
feet more or less to the North Line of Lot 8 of the Subdivision of the Southwest Quarter of Section 
33; thence east 196 feet along said North Line; thence north 873 feet to the North Line of Lot 3 of 
the Subdivision of the Southwest Quarter of Section 33; thence southeast 222.00 feet along said 
North Line to the Northeast Corner of said Lot 3; thence northeasterly 180.00 feet the North Line of 
Lot 2 of the Subdivision of the Southwest Quarter of Section 33; thence southeast 634.00  feet to 
the centerline of Kickapoo Creek; thence southeasterly 664 feet more or less along said centerline to 
the North Line of the Southwest Quarter of the Southeast Quarter of said Section 33; thence east 
along said North Line to the Northwest Corner of Indian Hills Subdivision; thence south along the 
West Line of said Indian Hills Subdivision to the Northwest Corner of Indian Hills Subdivision 2nd 
Addition; thence south 90.00 along the West Line of said 2nd Addition; thence southeast 195.00 feet 
more or less to the East Line of Lot 18 of said 2nd Addition; thence southwesterly along said East 
Line to the Southeast Corner of said Lot 18; thence southwest along the South Line of said Lot 18 to 
the West Line of said 2nd Addition; thence south along said West Line to the Northwest Corner of 
Lot 22 in said 2nd Addition; thence west along the north line of Lots 23 through 26 in said 2nd 
Addition to the Northwest Corner of said Lot 26; thence south along the West Line of said Lot 26 and 
the southerly extension thereof to the South Right of Way Line of U.S. Route 150; thence south to 
the West Right of Way Line of Seminary Street; thence south along said West Right of Way Line to 
the North Line of the South 15.5 feet of the East 383 feet of Lot 11 of the Subdivision of the 
Southwest Quarter of Section 33; thence south 15.5 feet; thence east to the Northwest Corner of 
the property described in Document No. 200R17005 in the McLean County Recorder’s Office; thence 



 

 

south along the West Line of said property to the Southwest Corner thereof; thence east 17.00 feet 
along the South Line of said property; thence south 100.00 feet; thence east 150.00 feet; thence 
south 162.00 feet; thence east 150.00 feet to the West Line of Seminary Street; thence south to the 
Northeast Corner of Lot 1 in Block 3 in the Original Town Survey of the Village of Downs; thence 
west along the North Line of said Lot 1 and the westerly extension thereof to the Southeast Corner 
of Lot 4 of Kickapoo Park Subdivision according to the plat recorded May 27, 1959 as Document No. 
51546; thence north along the East Line of said Kickapoo Park Subdivision and the northerly 
extension thereof to the Southeast corner of the property described as Tract 3 in Quit Claim Deed 
dated January 5, 2009 as Document No. 2009-00000188 in said McLean County Recorder’s Office; 
thence west along the North Line of said Tract 3 to the Northwest Corner thereof; thence south to 
the Northwest Corner of Lot 1 in Kickapoo Park Subdivision; thence west to the Northwest Corner of 
the property described in Warranty Deed recorded April 17, 2015 as Document No. 2015-00006471; 
thence south along the West Line of said property to the Northwest Corner of Lot 5 in Kickapoo Park 
Subdivision; thence west and southwesterly along the North Line of said Kickapoo Park Subdivision 
to the Northwest Corner thereof; thence northwesterly along the Northerly Line of the property 
described in Warranty Deed dated October 8, 2010 as Document No. 2010-00024674 in said McLean 
County Recorder’s Office; thence southerly along the Westerly Line of said property to the Northerly 
Right of Way Line of Norfolk and Southern Railroad; thence southeasterly along said Right of Way 
Line to the Southwest Corner of Kickapoo Park 2nd Subdivision; thence east to the Southeast Corner 
of Lot 11 in Block 6 in the (Princeville) Original Town; thence south to the Southeast Corner of the 
North 106.5 feet of Lot 2 in Block 11 in the Village of Downs; thence west along the South Line of 
said North 106.5 feet to the West Line of said Lot 2; thence south to the Southeast Corner of Lot 3 in 
said Block 11; thence west along the South line of said Lot 3, Lot 4 and the westerly extension 
thereof to the Southerly Right of Way Line of the Norfolk and Southern Railroad;  thence 
southeasterly along said Right of Way Line to the Northwest Corner of the property described in 
Warranty Deed recorded May 23, 1980 as Document No. 80-5154; thence south along the West Line 
of said property to the Southwest Corner thereof; thence east along the South Line of said property 
to the Southeast Corner thereof; thence north along the East Line of said property to the Southerly 
Right of Way Line of the Norfolk and Southern Railroad;  thence southeasterly along said Right of 
Way Line to the intersection of said Right of Way Line with the northerly extension of the East Right 
of Way Line of County Highways 27 and 36; thence southerly along said East Right of Way Line to the 
Northwest Corner of Lot 4 in the Commissioner’s Subdivision of Adam Waybright Estate also being 
the Northwest Corner of the property conveyed by Trustee’s Deed dated May 1, 1996 as Document 
NO. 96-11847; thence southeast along the North Line of said property; thence southerly, westerly 
and easterly along the East Line of said property to the Southeast Corner of said property; thence 
east along the South Line of property conveyed in in Warranty Deed dated September 28, 1999 as 
Document No. 99-30165 to the Southwest Corner of the property conveyed in Warranty Deed dated 
March 2, 2007 as Document No. 2007-00005368; thence east along said South Line to the Southeast 
Corner of said property; thence north along the East Line of said property to a point lying 30.00 feet 
west of the Southwest Corner of the property conveyed in Quit Claim Deed dated October 21, 2013 
as Document No. 2013-00026500; thence east 30.00 to the Southwest Corner of said property; 
thence north along the West Line of said property; thence southeast along the North Line of said 
property Northeast Corner of said property; thence easterly to the Southerly Right of Way Line of 
the Norfolk and Southern Railroad; thence southeasterly along said Right of Way Line to the 
Northeast Corner of the Southeast Quarter of the Southeast Quarter of Section 4, Township 22 
North, Range 3 East of the Third Principal Meridian, McLean County, Illinois; thence south along the 
East Line of said Section 4 to a point 111.4 feet west of the Southerly Right of Way Line of the 



 

 

Norfolk and Southern Railroad; thence east 111.4 feet to said Right of Way Line; thence 
southeasterly along said Right of Way line to the centerline of a ditch; thence southwest along said 
centerline to the South Line of said Section 4; thence west along said South Line to the 
Southwesterly Right of Way Line of Interstate 74; thence westerly along said Right of Way Line to 
the centerline of Township Road N 2075 East Road; thence northwesterly and southwesterly along 
said centerline to the Northeast Corner of Lot 1 in Cross Creek Plaza Phase I according to the plat 
recorded March 23, 2009 as Document No. 2009-08537; thence south along the East Line of said Lot 
1 to the Southeast Corner thereof, thence west along the South Line of said Lot 1 to the Southwest 
Corner thereof; thence north along the West Line of said Lot 1 to the Northwest Corner of said Lot 1; 
thence northwest perpendicular to the West Right of Way Line of County Highway 36 to said West 
Right of Way Line; thence southerly along said Right of Way Line to a point on the East Line of the 
Southeast Quarter of Section 5; thence south along said East Line to the Northeast Corner of Section 
8;  thence south along the East Line of Section 8 to the centerline of Kickapoo Creek; thence 
southwesterly along said centerline to a point lying 775.00 feet West of said East Line of Section 8; 
thence North to the Point of Beginning.  
 
Excepting therefrom the following;  
 
Mallard Point Subdivision according to the plat recorded as Document No. 1996-00018714 (except 
Outlot A); Mallard Point II Subdivision Phase I according to the plat recorded as Document No. 1999-
00012114 (except Outlot 23), Mallard Point II Subdivision Phase II according to the plat recorded as 
Document No. 2000-00005626 (except Outlot 46) and Mallard Point II Subdivision Phase III 
according to the plat recorded as Document No. 2001-00006845 (except Outlot 78); the property 
described in Warranty Deed recorded as Document No. 2013-00013541; the property described in 
Warranty Deed recorded as Document No. 2002R18468; the property described in Quit Claim Deed 
recorded as Document No. 2009-00030638; the property described in Warranty Deed recorded as 
Document No. 2007-00014955; the property described in Warranty Deed recorded as Document No. 
2005-00033920; the property described in Warranty Deed recorded as Document No. 2007-
00025731;  the property described in Warranty Deed as Document No. 2006-00021941; the 
property described in Easement Document recorded as Document No. 2008-00010848; the property 
described in Warranty Deed as Document No. as 2006-00033666; Singley Subdivision to the Village 
of Downs according to plat recorded as Document No. 2000-00000812; the property described in 
Document No. 99-38960; the property described in Document No. 2007-00024146; the property 
described in Document No. 2004-00039696; the property described in Document No. 2004-
00003075; the property described in Document No. 2006-00035333; the property described in 
Document No. 2011-26872 and the property shown on Plat Of Survey recorded as Document No. 
2015-000043. 
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PHOTOGRAPHS OF EXISTING CONDITIONS
Redevelopment Project Area No. 3

Downs, Illinois

Photos taken 04/15/2015 1

On April 15th, 2015 PGAV PLANNERS staff conducted a field review of the properties and improvements located inside 
Redevelopment Project Area No. 3 (the “Area”). The following pages contain a series of photographs taken on these dates, 
which PGAV PLANNERS believes to be representative of the exterior conditions of the Area. 

Deterioration (Structures)
The following pages contain pictures of structures exhibiting structural deterioration.

Above: The vacant nursery located at 20264 U.S. Highway 
150 has a deteriorated roof and door.

Dilapidated barns located on the property just west of Huff Road.

Above: The vacant school located at 200 N. Seminary has dete-
riorated bricks and mortar. 



PHOTOGRAPHS OF EXISTING CONDITIONS
Redevelopment Project Area No. 3

Downs, Illinois

Photos taken 04/15/2015 2

Deterioration (Structures) (cont’d)

Left: Deteriorated 
and boarded up 
windows located 
at 200 N. Semi-
nary.

Right: Concrete 
blocks used as 

stairs at the vacant 
school leading 

to an unsecured 
doorway.

Left: The tower at 
200 N. Seminary is 
leaning.

Right: The inte-
rior of the vacant 

school looking 
thru the unse-

cured door.



PHOTOGRAPHS OF EXISTING CONDITIONS
Redevelopment Project Area No. 3

Downs, Illinois
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Deterioration (Structures) (cont’d)

Above: Deteriorated soffit and fascia on 
200 S. Price Street.

Above: A hole in the roof of 105 W. Main 
Street.

Above: Deteriorated siding and shingles on 
105 W. Main Street.

Left: The rear 
entrance at 
105 W. Main is 
unsecured and  
reveals extensive 
interior damage.

Right:  The chimney 
on 105 W. Main Street 
pulled away from the 
home and collapsed.



PHOTOGRAPHS OF EXISTING CONDITIONS
Redevelopment Project Area No. 3

Downs, Illinois

Photos taken 04/15/2015 4

Deterioration (Structures) (cont’d)

Left: A deterio-
rated mobile home 
located at 103 W. 
Main Street.

Right: The door of 
107 Shaffer Drive 
is rusted and the 

window covering 
is broken.

Above: Sections of 104 S. Cherry are in need of tuck-pointing and are deteriorated.

Left & Below: 105 Shaffer Drive has deteriorated siding, 
shingles, chimney and foundation.



PHOTOGRAPHS OF EXISTING CONDITIONS
Redevelopment Project Area No. 3

Downs, Illinois

Photos taken 04/15/2015 5

Left: The parking lot at 
200 N. Seminary is se-
verely deteriorated.

Deterioration (Site Improvements and Rights-of-Way)
The following pages contain pictures of deteriorated site improvements and right-of-way.

Left: The driveway at 
300 N. Seminary is 
deteriorated.

Right: The retaining wall 
between 302 & 304 N. 

Seminary is sagging and 
deteriorated.



PHOTOGRAPHS OF EXISTING CONDITIONS
Redevelopment Project Area No. 3

Downs, Illinois

Photos taken 04/15/2015 6

Left: Cracked 
and crumbling 
concrete on a 
railroad bridge 
crossing over 
Huff Road.

Deterioration (Site Improvements and Rights-of-Way) (cont’d)

Left: A deteriorated 
sidewalk located 
along Seminary 
Street.

Right: A deteriorated 
section of Huff Road.



 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ATTACHMENT C 
 

Engineer Certification of Chronic Flooding 
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EXHIBIT 3 – PICTURES OF FLOODED CONDITIONS FROM JUNE 8, 2015 

 

 
Picture 1 - Huff Road looking north at railroad viaduct 

 

 

Picture 2- Huff Road looking west at PIN 29-05-227-008 
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Picture 3 - Huff Road bridge looking south at viaduct 

 

 
Picture 4- Huff Road bridge looking east at Kickapoo Creek 
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Picture 5- West entrance to Kickapoo Park 
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Drainage Study of Select Watersheds 
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I. INTRODUCTION 

A. Site Development 

A redevelopment project to expand to the Tax Increment Financing District (TIF) in Downs, Illinois is 

currently under consideration.  The TIF 3 study area being proposed is located in portions of Section 4, 

Township 24 North, Range 3 East of the 4th PM in Downs, Illinois.  The existing land use is agriculture.  

The proposed land use is presented in Exhibit 3-Prelininary Detention Calculations.  A general location 

map of the Village and the study area boundary is presented in Exhibit 1-TIF 3 Boundary.   

This map shows the limits of the TIF 3 boundary located on the south side of the Village.  Runoff drains 

un-detained into well defined existing channels within the boundary and is then delivered southerly to 

the north right-of-way of Interstate 74 where it is conveyed to the Little Kickapoo Creek at the southeast 

corner of the TIF 3 boundary.  Upstream of the study area runoff flows overland into swales with 

portions of the surface water being collected in surface inlets that are connected to existing field tiles.  

The field tile network within the study area outlets just north of a 24-inch diameter pipe culvert under 

the railroad (See Exhibit 2-Field Tile Network).  The field tile network is old and continues to fail 

creating an ongoing maintenance cost for the Village. Existing development upstream of the TIF 3 

boundary has no current detention improvements.  

Exhibit 4-Soil Survey Data indicates a variety of soil types throughout the boundary with several series 

exhibiting high ponding potential with erodible slopes.  Crop roots from current land use serve to hold 

the surface soils in place as runoff sheet flows un-detained into existing drainage channels. Drainage 

channels are experiencing erosion in portions of the study area. 

The plan for the redevelopment project is to improve the local drainage and erosion within the TIF 

boundary by constructing three detention basins. The northwest detention basin (NW Basin) will serve 

TIF 3 Area 1 and will provide detention for a 42 acre watershed.  The center detention basin (CTR 

Basin) serves a watershed of 150 acres and the southeast detention basin (SE Basin) serves a watershed 

of 45 acres.  The CTR and SE basins will provide detention for TIF 3 Area 2.  These detention basins 

will serve to control the surface runoff, remove channelized flow and provide local detention for the 

proposed changes in land use within the TIF boundary. The basins and stormwater conveyance 

constructed within the TIF 3 area will also provide better conveyance of the upstream flows discharging 

into the TIF 3 area, thus improving runoff conditions offsite.   

B. Methodology 

Preliminary stormwater detention calculations were performed in accordance with the current Village 

requirements for stormwater management for the three basins. 

The Soil Conservation Service (SCS) Hydrograph Method was used as the design formula to calculate 

runoff volumes and hydrographs for the 3-yr and 100-yr design storm events.  Peak flow from the 

existing condition 3-yr storm event was used for each basin to determine the allowable release rate from 

each of the three watersheds.  Storage volumes and other proposed hydraulic characteristics were 

designed based on hydrographs generated for a 100-yr rainfall event under developed conditions.  

Haestad Method’s PondPack computer software was utilized to compute runoff and storage volumes by 

creating inflow and outflow hydrographs for proposed conditions. PondPack also routes the runoff 

through the proposed detention facilities, utilizing the level-pool routing technique.   

 

II. DISCUSSION 
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The current and future building expansion will envelop most of the site with perimeter areas to be used for 

roadways, storm sewers, parking lots and detention basins.  The southeast and southwest corners of the site 

are the lowest in elevation and offers a storm sewer outlet near the southeast corner. 

Detention storage volume opportunities have been taken advantage of around the north, west and south sides 

of the site with storm sewers directed to outlet in the basin in the southeast corner.  Flood routes have been 

directed to detention basin areas and are ultimately controlled by the overflow elevation. 

A. Allowable Release Rate, Time of Concentration and CN values 

Allowable Release Rate 

As stated above, the design criteria calls for a maximum allowable release rate equal to the peak 

discharge from a 3-yr storm.     

Time of Concentration 

The calculated time of concentration used to develop the proposed hydrograph for the 3-yr and 100-yr 

storm events was greater than the maximum allowed by the modeling software.  Flow paths for each 

basin are considerable in length with limited exposure to impervious surfaces.  Formal design of the 

detention basins will require a more detailed approach to the development of the Tc. 

Curve Number 

A weighted curve number has been determined that includes impervious areas from future expansion 

shown on Exhibit 1.  CN’s used in the calculation were coincident with existing and future land use 

specific to each watershed.  This provides a more realistic approach to the runoff than simply assuming 

a CN for all areas. 

B. Detention Basins 

Exhibit 1 summarizes the existing and proposed conditions considered for development of the 3-yr and 

100-yr hydrograph for these ponds: 

The PondPack computer model was used to evaluate detention pond sizes, outlet control structures and 

hydrograph routings through the basins.   

Once the inflow hydrograph is created using the proposed conditions data above, the required volume 

can be estimated using the Outflow Hydrograph Estimator.  

The NW basin will discharge to an existing drainage swale and flow onto private property where the 

CTR and SE basins will discharge onto State right-of-way.  These basins will require permitting from 

IDOT and shall be designed to satisfy the Village and state requirements. 

Low flows shall be connected to existing field tiles where possible and authorized.  Erosion control 

methods shall be employed at the outlets to these basins to dissipate discharge velocities before flowing 

onto adjacent lands. 

Below is a summary of the results from the computer model routing of the 100-yr developed conditions 

inflow hydrograph: 
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 Peak Inflow 

(cfs) 

Peak Outflow 

(cfs) 

Peak Elevation 

(ft) 

Peak Storage 

(ac-ft) 

NW Basin 72 16.6 772.0 7.7 

CTR Basin 251 59.5 776.3 29.8 

SE Basin 35 12.1 767.2 3.1 

 

III.   CONCLUSIONS 

The two sub-watersheds examined in this study include most of the original Village, which was developed 

long before the storm drainage management practices of today.  This area of the town drains into a network 

of small diameter field tiles.  During heavy rain events, the tiles become surcharged, causing temporary 

flooding conditions.  Also, we understand they continually fail causing ongoing maintenance cost for the 

Village. 

It is recommended that the current storm drainage conveyance system in this area of the Village be upgraded 

to prevent these periodic flooding conditions.  However, improving such conveyance will increase 

downstream runoff that will need to be controlled in a manner consistent with the Village’s storm drainage 

regulations.  The proposed storm drainage basins proposed herein are sized to accommodate the flows of 

the respective watersheds, including the vacant portions thereof to be developed inside TIF 3. 

Based on the foregoing, I hereby certify that the these detention basins will serve to control the surface 

runoff and eliminate channelized flow within the vacant portions of the TIF 3 area located within the sub-

watersheds, plus accommodate increased flows from a large portion of the original Village as storm drainage 

conveyance is upgraded in this section of town. 

 

FARNSWORTH GROUP, INC. 

 

_______________________________ 

Jeffrey M. Gastel, PE 

Engineering Manager 

License Expires:  11-30-2015 
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2709 McGRAW DRIVE
BLOOMINGTON, ILLINOIS  61704
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NW BASIN
Existing Conditions Proposed Conditions

Area (ac) CN CN x A Area (ac) CN CN x A

Residential 23.0 75 1725 Residential 23 75 1725

Commercial 0.0 78 0 Commercial 16 92 1472

Public 0.0 79 0 Public 0 79 0

Railroad 3.0 85 255 Railroad 3 85 255

Agriculture 26.5 78 2067

Watershed 52.5 acres Watershed 42 acres

CNw 77 CNw 82

Tc > 2 hours Tc > 2 hours

CTR BASIN
Existing Conditions Proposed Conditions

Area (ac) CN CN x A Area (ac) CN CN x A

Residential 51.2 75 3840 Residential 56.8 75 4260
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Railroad 3.1 85 264 Railroad 3.1 85 264
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SE BASIN
Existing Conditions Proposed Conditions

Area (ac) CN CN x A Area (ac) CN CN x A

Residential 0 75 0 Residential 0.0 75 0

Commercial 0 78 0 Commercial 38.2 92 3514

Public 5.4 79 427 Public 5.4 79 427

Railroad 1.6 85 136 Railroad 1.6 85 136

Agriculture 38.2 69 2636

Watershed 45 acres Watershed 45 acres
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Tc > 2 hours Tc > 2 hours
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Map Unit Legend

McLean County, Illinois (IL113)

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

43A Ipava silt loam, 0 to 2 percent
slopes

4.3 25.6%

86B2 Osco silt loam, 2 to 5 percent
slopes, eroded

4.3 25.5%

199A Plano silt loam, 0 to 2 percent
slopes

0.7 4.0%

279B2 Rozetta silt loam, 2 to 5 percent
slopes, eroded

2.5 15.1%

496A Fincastle silt loam, 0 to 2
percent slopes

5.0 29.7%

Totals for Area of Interest 16.7 100.0%

Soil Map—McLean County, Illinois

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

5/26/2015
Page 3 of 3
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Map Unit Legend

McLean County, Illinois (IL113)

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

27B2 Miami silt loam, 2 to 5 percent
slopes, eroded

4.9 5.2%

43A Ipava silt loam, 0 to 2 percent
slopes

21.4 23.0%

68A Sable silty clay loam, 0 to 2
percent slopes

18.0 19.3%

86B2 Osco silt loam, 2 to 5 percent
slopes, eroded

26.3 28.3%

134B2 Camden silt loam, 2 to 5 percent
slopes, eroded

0.0 0.0%

171B2 Catlin silt loam, 2 to 5 percent
slopes, eroded

3.1 3.4%

193B2 Mayville silt loam, 2 to 5 percent
slopes, eroded

10.5 11.3%

224C2 Strawn loam, 5 to 10 percent
slopes, eroded

2.8 3.0%

8074A Radford silt loam, 0 to 2 percent
slopes, occasionally flooded

3.5 3.8%

8107A Sawmill silty clay loam, 0 to 2
percent slopes, occasionally
flooded

2.4 2.6%

Totals for Area of Interest 93.0 100.0%

Soil Map—McLean County, Illinois

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

5/26/2015
Page 3 of 3































































 

 

 
 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ATTACHMENT E 
 

Parcel Identification Numbers, 

Property Owner and 2014 EAV 



 

 

 
 



 

 

 

Village of Downs, Illinois

2014 EAV

1 2233326006 Marguerite Heidelberg 37$                     

2 2233326007 Raymond Heidelberg Jr. 50,181$             

3 2233451002 Ryamond & Marguerite Heidelberg 526$                   

4* 2233452018 Nestor Gutierrez 8,130$               

5 2233376007 Village of Downs -$                        

6 2904101016 Village of Downs -$                        

7 2904129030 Tod Stevenson 59,274$             

8 2904129034 Ann Dona 46,795$             

9 2904129016 Bennie Brown 41,067$             

10 2904129017 Forrest Luhcs 1,017$               

11 2904504001 Railroad -$                        

12 2904179001 Kenneth Adkisson 10,838$            

13 2904180012 Robert Hood 7,460$               

14 2904180002 Kenneth Adkisson 12,906$             

15 2904180003 Charles Ray Turner 7,391$               

16 2904104004 Mallard Point Development 1$                       

17 2905227008 David Stark 5,292$               

18 2904150023 Mallard Point Development 2$                       

19 2904301010 Mallard Point Development 1$                       

20 2904301008 Mallard Point Development 1$                       

21 2904300005 McLean County Asphalt Co 1,597$               

22 2904300006 Rowe Construction Co 40,139$             

23* 2905451001 H 3 LLC 267$                   

24* 2908200001 Harry Hall 3,009$               

25 2904182008 James G & Barbara Layton 27,509$             

26 2904182006 Millard Williamson %Busey Ag Res 4,712$               

27 2904376001 Courtney Brooks 15,371$             

28 2904400034 True Line Wire Guidance 156,580$           

29 2904400006 Hurschel Reese 19,894$             

30 2904258003 Renee Seth 17,384$             

31 2904258004 Richard Kearney %Downs Township -$                        

32 2904258002 Richard Kearney %Downs Township -$                        

33 2904400029 Eric Brown 48,462$             

34 2904400031 Illinois Power Co 13,699$             

35 2904400032 Joseph & Sandra Bobst 6,773$               

36 2904400026 Ellen R Dekay Partners Inc. % Joseph Bobst 29,963$             

37 2904400027 Ellen R Dekay Partners Inc. % Joseph Bobst 732$                  

38 2904400012 Joseph & Sandra Bobst 417$                   

39 2904400013 Tri-Valley CUSD #3 -$                        

40 2904400017 Village of Downs 896$                  

41 2904400036 Keith Gosch 8,283$               

42 2904400008 Village of Downs 1,876$               

43 2903300007 Village of Downs 366$                  

44 2904300002 Millard Williamson %Busey Ag Res 3,931$               

TOTAL 652,780$       

* Land values were apportioned to reflect the percentage of the parcel that is included in the Redevelopment Project Area

Property Identification Number (PIN) List & 2014 EAV
Redevelopment Project Area No. 3

Map No.

Parcel ID No.

(PIN) Property Owner
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